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AGENDA 

Members of the Public may address the Public Safety Cluster on any agenda item by submitting 
a written request prior to the meeting. Two (2) minutes are allowed for each item. 

 
 
1. CALL TO ORDER 

 
 

2. INFORMATIONAL ITEM(S) [Any Information Item is subject to discussion and/or presentation 
at the request of two or more Board offices with advance notification]:  
 
A. Board Letter: 

CONSTRUCTION-RELATED CONTRACT PUBLIC BUILDINGS CORE SERVICE 
AREA LOS ANGELES COUNTY SHERIFF’S DEPARTMENT PITCHESS 
EMERGENCY VEHICLE OPERATIONS CENTER MITIGATED NEGATIVE 
DECLARATION AND MITIGATION MONITORING AND REPORTING PROGRAM 
ESTABLISH CAPITAL PROJECT AND APPROVE PROJECT BUDGET APPROVE 
APPROPRIATION ADJUSTMENT AWARD DESIGN-BUILD CONTRACT 

 Speaker(s): Luis Ramirez (Public Works) Tracey Jue (Sheriff) and Matthew Diaz 
(CEO) 

 
B. Board Letter: 

NINE AND SEVEN-YEAR LEASES SUPERIOR COURT, CHILD SUPPORT 
SERVICES DEPARTMENT, PUBLIC DEFENDER, AND DEPARTMENT OF MENTAL 
HEALTH 600 SOUTH COMMONWEALTH AVENUE, LOS ANGELES 

 Speaker(s): Michael Navarro and Dean Lehman (CEO) 
 
C. Board Letter: 

FIVE YEAR, ONE YEAR AND EIGHTEEN MONTH LEASES DEPARTMENT OF 
PUBLIC HEALTH, DEPARTMENT OF CHILDREN AND FAMILY SERVICES, AND 
PROBATION DEPARTMENT 3530 WILSHIRE BOULEVARD, LOS ANGELES 

 Speaker(s): Michael Navarro and Dean Lehman (CEO) 
 
D. Board Letter: 

NINE YEAR LEASE FIRE DEPARTMENT 1255 CORPORATE CENTER DRIVE, 
SUITE 328, MONTEREY PARK 

 Speaker(s): Michael Navarro and Dean Lehman (CEO) 
 

  

SACHI A. HAMAI 
Chief Executive Officer 

County of Los Angeles 
Chief Executive Office 
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E. Board Letter: 
FISCAL YEAR-END REPORT, REPORT OF IN-KIND CONTRIBUTIONS, AND 
UPDATED DEVELOPER FEE FOR THE BENEFIT OF THE CONSOLIDATED FIRE 
PROTECTION DISTRICT OF LOS ANGELES COUNTY 

 Speaker(s): Debbie Aguirre (Fire) 
 
 

3. PRESENTATION/DISCUSSION ITEM(S): 
 
A. Board Letter: 

APPROVE AN AGREEMENT WITH TOYOTA MOTOR SALES, U.S.A., INC. FOR 
EXCHANGE OF SERVICES 

 Speaker(s): Christopher Anderson and Anthony Marrone (Fire) 
 
B. Board Briefing: 

BODY CAMERA TEAM BRIEFING THE REGARDING THE DEPARTMENT’S FINAL 
BODY CAMERA POLICIES 

 Speaker(s): Chris Marks and Christian Meadows 
 
 

4. PUBLIC COMMENT 
(2 minutes each speaker) 

 
 
5. ADJOURNMENT 

 
 

6. UPCOMING ITEMS:  
 
A. Board Letter: 

APPROVAL OF SOLE SOURCE CONTRACT WITH THE REGENTS OF THE 
UNIVERSITY OF CALIFORNIA, LOS ANGELES TO PROVIDE TECHNICAL 
ASSISTANCE FOR THE LOS ANGELES COUNTY JUVENILE COMPETENCY TO 
STAND TRIAL PROGRAM 

 Speaker(s): Sheila Mitchell and Robert Smythe (Probation) 
 
B. Board Letter: 

AUTHORIZATION TO ACCEPT FUNDS FROM THE BOARD OF STATE AND 
COMMUNITY CORRECTIONS FOR THE MENTAL HEALTH TRAINING PROGRAM 
FY 2019-20 AND APPROVE APPROPRIATION ADJUSTMENT 

 Speaker(s): Sheila Mitchell and Robert Smythe (Probation) 
 
 

Item continued two weeks at the request of the Third 
Supervisorial District. 



BOARD LETTERIMEMO - FACTSHEET
PUBLIC SAFETY CLUSTER

PS CLUSTER 1/15/2020
AGENDA REVIEW
DATE
BOARD MEETING 2/4/2020

SUPERVISORIAL Fifth District
DISTRICT
AFFECTED
DEPARTMENT Department of Public Works

SUBJECT Sheriff Pitchess Emergency Vehicle Operations Center project

PROGRAM Sheriff Pitchess Emergency Vehicle Operations Center, Capital Project No. 69799

SOLE SOURCE N/A
CONTRACT

DEADLINES! Design-Builder may not hold pricing past February 2020
TIME CONSTRAINTS

COST & FUNDING $15.5M Funding source:
Prior year net County cost and LASD Special Training Fund

TERMS (if applicable): N/A

Explanation: Approval of the appropriation adjustment will transfer $4.078M from CP
87347, Biscailuz Running Track Refurb, and $922K from LASD Special Training Fund, for a
total amount of $5M to CP 69799, Pitchess EVOC project, to fully fund the proposed Project

PURPOSE OF Adopt the Mitigated Negative Declaration; Establish and approve CP 69799; Approve budget;
REQUEST approve an appropriation adjustment; Find Sully-Miller Contracting Co. the responsive and

responsible bidder and award a DB contract to Sully-Miller Contracting Co.; Authorize DPW
to exercise control, with CEO concurrence, over the project allowances

BACKGROUND The current EVOC Facility at the Pomona Fairgrounds has been used for more than 35 years to
(include provide training in emergency vehicle operations to deputy sheriff trainees in addition to
internallexternal
issues that may ongoing vehicle operations training for LASD staff. Due to the scheduling of events at the
exist) Fairgrounds, LASD must cease operations (an aggregate total of 2-3 months per year) which

create bottlenecks and challenges in their ability to meet mandatory POST training
requirements.

On April 14, 2015, the Board approved $10.5M for EVOC project, and authorized DPW to
proceed with pre-design and pre-construction efforts. A feasibility study on the proposed

~ EVOC project was developed and provided to the Board on March 16, 2016. DPW proceeded
with refining the cost estimate, environmental review, and obtaining design proposals.

On December 13, 2017, DPW issued an RFP for design-build services. On June 28, 2018, two-
design build firms submitted Part B proposals for evaluation. Sully-Miller Contracting Co. was
found to have submitted the best value and most advantageous proposal to perform the
services required under the RFP.

DEPARTMENTAL Name, Title, Phone # & Email:
AND OTHER DPW— Luis Ramirez, LURAMlRE@dpw.lacounty.gov, (626) 300-3230
CONTACTS CEO — Matthew Diaz, mdiaz@ceo.Iacounty.gov, (213) 974-4260

LASD —Tracey Jue, tjuet~lasd.orq, (323)526-5657



February 4, 2020

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, California 90012

Dear Supervisors:

CONSTRUCTION-RELATED CONTRACT
PUBLIC BUILDINGS CORE SERVICE AREA

LOS ANGELES COUNTY SHERIFF’S DEPARTMENT
PITCHESS EMERGENCY VEHICLE OPERATIONS CENTER

MITIGATED NEGATIVE DECLARATION AND
MITIGATION MONITORING AND REPORTING PROGRAM

ESTABLISH CAPITAL PROJECT AND APPROVE PROJECT BUDGET
APPROVE APPROPRIATION ADJUSTMENT

AWARD DESIGN-BUILD CONTRACT
SPECS. 7351; CAPITAL PROJECT NO. 69799

(SUPERVISORIAL DISTRICT 5)
(4 VOTES)

SUBJECT

Public Works is seeking Board approval to make necessary findings under the California
Environmental Quality Act; approve the project budget, and appropriation adjustment; and
authorize Public Works to execute a design-build contract with Sully-Miller Contracting
Co. for completion of the proposed Los Angeles County Sheriff’s Department Pitchess
Emergency Vehicle Operations Center project.

IT IS RECOMMENDED THAT THE BOARD:

1. Consider the Mitigated Negative Declaration for the Pitchess Emergency Vehicle
Operations Center project, together with any comments received during the public
review process; find that the Mitigated Negative Declaration reflects the
independent judgment and analysis of the Board; adopt the Mitigation Monitoring
and Reporting Program; find that the Mitigation Monitoring and Reporting
Program is adequately designed to ensure compliance with the mitigation
measures during project implementation; find on the basis of the whole record
before the Board that there is no substantial evidence the project may have a
significant effect on the environment; and adopt the Mitigated Negative
Declaration.
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2. Establish and approve the Pitchess Emergency Vehicle Operations Center
project, Capital Project No. 69799, and approve the total project budget of
$15,500,000.

3. Approve an appropriation adjustment to transfer $4,078,000 from the Biscailuz
Running Track Refurbishment project, Capital Project No. 87347, and $922,000
from the Sheriff Special Training Fund for a total of $5,000,000 to the Pitchess
Emergency Vehicle Operations Center project, Capital Project No. 69799, to fully
fund the proposed project.

4. Find that Sully-Miller Contracting Co. is the responsive and responsible bidder
that submitted the most advantageous and best value proposal to the County,
offering the best value to the public for design and construction of the Pitchess
Emergency Vehicle Operations Center project using the design-build project
delivery method, based on the best value criteria stated in the Request for
Proposals including qualifications, technical design, construction expertise,
proposed delivery plan, price, workforce commitment and local and targeted
worker hiring program, design excellence, acceptable safety record, and lifecycle
cost.

5. Award a design-build contract to Sully-Miller Contracting Co. for the Pitchess
Emergency Vehicle Operations Center project; authorize the Director of
Public Works or his designee to execute the design-build contract with Sully-Miller
Contracting Co. for a contract sum of $10,790,000 and a maximum contract sum
of $11,329,500 (inclusive of design completion allowance of $539,500) subject to
receipt by the County of acceptable Faithful Performance and Payment for Labor
and Materials Bonds and evidence of required contract insurance filed by the
design-build entity to establish the effective date of the contract upon receipt of
acceptable performance and payment bonds and evidence of required insurance;
and to take all actions necessary and appropriate to fully deliver the project.

6. Authorize the Director of Public Works or his designee to exercise control of the
$539,500 design completion allowance, with concurrence from the Chief
Executive Office, including the authority to reallocate the allowance into the
contract sum, as appropriate, to resolve cost issues with Sully-Miller Contracting
Co. that are identified during the design phase of the project, such as changes
resulting from unforeseen conditions including construction related impacts.

PURPOSE!JUSTIFICATION OF RECOMMENDED ACTION

Approval of the recommended actions will adopt the Mitigated Negative Declaration
(MND) and Mitigation Monitoring and Reporting Program; establish and approve the
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Pitchess Emergency Vehicle Operations Center (EVOC) project, Capital
Project No. 69799; approve the proposed project budget; approve an appropriation
adjustment; and authorize Public Works to award and execute a design-build contract
with Sully-Miller Contracting Co.

Background

The Los Angeles County Sheriff’s Department (LASD) currently operates an emergency
vehicle operations center at the Pomona Fairgrounds. LASD has used the existing facility
on the fairground property for more than 35 years to provide training in emergency vehicle
operations to deputy sheriff trainees and police officers enrolled in LASD’s Academy, in
addition to ongoing vehicle operations training for LASD staff. Additionally, the facility
has been used to assist in role play training.

The current arrangement between LASD and the Fair Association requires the EVOC
office to cease operations for approximately two to three months per year for major
events, such as the LA County Fair and National Hot Rod Association. These disruptions
to the EVOC training schedule have limited the number of training days available to LASD
and created challenges with meeting LASD’s mandatory training requirements.

Instruction provided by the existing EVOC is certified by the California Commission Peace
Officer Standards and Training (POST). POST requirements have been increased over
the last few years, requiring trainees to receive approximately 40 hours of training instead
of the previous 24 hours required, in addition to nighttime driver’s training. Due to the
increase in certification requirements and limitations in access to the fairgrounds facility,
this has created a training bottleneck for staff seeking to meet their POST requirements.

On April 14, 2015, the Board approved $10,500,000 for the EVOC project, authorized the
use of up to $1,000,000 to facilitate the pre-design and pre-construction efforts, and
instructed the Chief Executive Office (CEO), in consultation with the LASD and
Public Works, to begin the pre-design process for the proposed EVOC project and to
submit a feasibility analysis and cost estimates for the proposed project. Additionally, the
Board requested the CEO to report back on potential options for obtaining access to
private and non-County public facilities suitable for the LASD Emergency Vehicle Driver’s
Training.

On May 14, 2015, the CEO reported back on potential options for obtaining access to
private and non-County public facilities for EVOC training. As previously reported, the
CEO Real Estate Division conducted a broad search for a site that could accommodate
the LASD EVOC facility. Several vacant, leased, and partner agency sites were reviewed,
including the Los Angeles Police Department Granada Hills EVOC facility and the
San Bernardino County Sheriff’s Department EVOC facility. However, these locations
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were found to be infeasible due to lack of required acreage and scheduling conflicts with
current operations.

On March 16, 2016, Public Works reported back on the feasibility study and provided cost
estimates for the proposed project. Based on the feasibility study, the total project cost
was estimated to be approximately $14,920,000, inclusive of construction, soft costs, and
low-impact development standards. It was further reported to the Board that Public Works
would proceed with obtaining design proposals for the EVOC project, including more
refined cost estimates based on the feasibility report, and would return to the Board for
approval to proceed with the proposed project.

Proiect Description

The proposed LASD Pitchess EVOC project would utilize several parcels at the Peter J.
Pitchess Detention Center located at 29310 The Old Road, Castaic, California 91384.
The overall site area for the proposed EVOC is approximately 1,937,000 square feet, or
approximately 44.5 acres.

The proposed EVOC will consist of, but not be limited to, a vehicle driving/training track,
skid pan, new modular office/locker rooms, collision avoidance and pursuit track, track
appurtenances, paved parking area, bioswales, landscaping, and relocation of Southern
California Edison and various facility power poles.

Design Completion Allowance

The $539,500 design completion allowance is included in the project budget to facilitate
the resolution of issues identified only during the design phase of the proposed project,
including issues concerning the scoping documents or changes required by jurisdictional
agencies or to address unforeseen conditions discovered during design, including any
increased design or construction costs associated therewith. The inclusion of the design
completion allowance will facilitate the design decision process and minimize potential
delays that could occur with design phase issues.

Green Building/Sustainable Design Program

The proposed project will support the Board’s Green Building/Sustainable Design
Program by obtaining an Institute for Sustainable Infrastructure Envision Silver
certification or higher, and will incorporate into the project design and construction,
sustainable features, and maximize the use and reuse of sustainable and local resources.
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Implementation of Strategic Plan Goals

These recommendations support the County Strategic Plan: Strategy 111.1, Continually
Pursue Developmentof ourWorkforce, and Objective 111.1.1, Develop Staff Through High
Quality Multi-Disciplinary Approaches to Training; and Strategy 111.3, Pursue Operational
Effectiveness, Fiscal Responsibility, and Accountability, and Objective 111.3.9 Enhance
County’s Fiscal Strength Through Long-Term Planning. The recommended actions will
maximize training available to staff, enhance the safety of LASD staff and the public, and
potentially mitigate injury/accident liability by increasing staff training within LASD.

FISCAL IMPACTIFINANCING

The proposed project budget is currently estimated at $15,500,000 (Enclosure A), which
includes but is not limited to, pre-design, design, construction, change order contingency,
design completion allowance, jurisdictional approvals, consultant services, Civic Arts, and
County services.

Previously, the Board had approved a $10,500,000 appropriation for this project and
authorized expenditures of up to $1,000,000 for feasibility studies, pre-design efforts, and
the pre-construction requirements to determine the scope and cost of the overall project.
The $1,000,000 in expenditures to date reflect County activities including completion of
the MND, feasibility studies, design documents, numerous stakeholder meetings, and
solicitation of a design-build contractor. Currently, there is approximately $9,500,000 in
appropriation remaining in the capital project. Approval of the Appropriation Adjustment
(Enclosure B) will transfer $4,078,000 in prior year net County cost from the Biscailuz
Running Track Refurbishment project, Capital Project No. 87347, and $922,000 in net
County cost from the Sheriff Special Training Fund, for a total of $5,000,000 to the
Pitchess EVOC project, Capital Project No. 69799, to fully fund the proposed project.

Operating Budget Impact

Based on the proposed project description, it is LASD’s intent to operate the EVOC
replacement facility as cost-neutral; however, there may be one-time and ongoing costs
to transition to, operate, and maintain the completed project, if approved.

At this time, it is anticipated that LASD will incur minimal expense due to project
components such as the installation of electric vehicle chargers, which are now code
requirements that may increase utility consumption, and other move-management costs
to relocate equipment such as computers and business machines. These minimal
charges are anticipated to be absorbed within LASD’s existing Pomona Fairplex operating
budget. It should be noted that upon project completion, the existing Pomona Fairplex
operating budget will then be referred to as the EVOC operating budget.
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Once the project is complete, there will be a transition period where EVOC may incur
operating costs in both the Pomona and newly constructed Pitchess Detention Center
location. During that transition period, the levels of services and training requirements
will be reevaluated and analyzed with the additional training time gained with having a
facility with significantly less schedule impacts. However, should programmatic training
requirements increase significantly, or other factors compel for the retention of the
Pomona facility, LASD will develop cost neutral solutions that utilize existing departmental
resources.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The recommended design-build contract will contain terms and conditions supporting the
Board’s ordinances and policies, including, but not limited to Child Support Compliance
Program, Contractor Responsibility and Debarment, Contractor Employee Jury Service
Program, Defaulted Property Tax Reduction Program, County’s Greater Avenues for
Independence and General Relief Opportunities for Work Policies, Reporting of Improper
Solicitations, Contract Language to Assist in Placement of Displaced County Workers,
and Notice to Contract Employees of Newborn Abandonment Law (Safely Surrendered
Baby Law).

In accordance with the Board’s consolidated Local and Targeted Worker Hire Policy
adopted on September 6, 2016, the project will require that at least 30 percent of the total
California craft worker hours for construction of the project be performed by Local
Residents and at least 10 percent be performed by Targeted Workers facing employment
barriers.

In accordance with the Board’s Civic Art Policy, the proposed project is exempt from the
Civic Art allocation.

ENVIRONMENTAL DOCUMENTATION

On October 4, 2018, an Initial Study (IS) was prepared by the County, as the lead agency
for the proposed project, in compliance with the California Environmental Quality Act
(CEQA). The IS identified the following environmental factors to be potentially affected
by the proposed project: aesthetics, biological resources, cultural resources, and noise.

Prior to the release of the proposed IS and MND for public review, revisions to the project
were made or agreed to which would avoid the significant effects or mitigate the effects
to a point where no significant affects would occur as described below.
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Biological Resources: During construction, impacts on candidate, sensitive, or
special-status species will be minimized. Burrowing owls will be protected by providing
offsite artificial burrows.

Cultural Resources: The project site will be resurveyed for cultural resources immediately
after initial clearing and grubbing. An archaeological monitor will be on call for all
ground-disturbing activities within native soils.

Hazards and Hazardous Materials: The County will coordinate with the California
Department of Conservation Division of Oil, Gas, and Geothermal Resources to conduct
a Construction Site Well Review within areas of potential project-related ground
disturbance.

HydrologylWater Quality: A project-specific hazardous materials management,
hazardous waste management program, and a soil management plan will be developed
before project start.

Tribal Cultural Resources: A professional Native American monitor will be provided during
excavation.

The IS/MND and project revisions showed that there is no substantial evidence,
considering the whole record before the County, that the project as revised, would have
a significant effect on the environment. Based on the IS and project revisions, an MND
was prepared for this project.

Public Notice was published in the local Signal newspaper on October 17, 2018, that is
circulated through the Valencia and Santa Clarita areas, pursuant to Public Recourses
Code Section 21092 and posted pursuant to Section 21092.3. The public review period
commenced on September 15, 2018, and ran for 60 days.

During the public review period on the revised lS/MND, comments were received from
California Department of Fish and Wildlife (CDFW). The comments raised various issues
related to the noise, vegetation, biological resources, drainage, and alternatives to
hydrocarbon-based asphalt paving and required permits. Specifically, there were several
comments concerning the relocation of the Burrowing Owl and the artificial burrow design
at the adjacent site. Considering CDFW’s comments, the lS/MND was revised to reflect
the completion of a Burrowing Owl study and additional discussion of impacts associated
with the proposed project were evaluated. The revised MND, with the inclusion of
recommended mitigation, continued to reflect that there are no significant impacts to
biological resources because of the proposed project. CDFW has confirmed the
adequacy of Public Works’ revisions to address CDFW’s comments and no further action
is required after construction is complete.
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Responses to comments are included in Attachment 1.4 of the MND. Notice to
commenting agencies was completed pursuant to Section 21092.5 of the California Public
Resources Code.

In addition, all tribal cultural resources consultation requirements of CEQA have been met
and documented. The Fernandeno Tataviam Band of Mission Indians requested
consultation, and the consultation was completed through agreement. Mitigation has
been incorporated into the MND as noted above.

The location of the documents and other materials constituting the record of the
proceedings upon which the Board’s decision is based in this matter is with Public Works,
Project Management Division II, 900 South Fremont Avenue, 5th Floor, Alhambra,
California 91803.

The project is not exempt from payment of a fee to the CDFW pursuant to Section 711.4
of the Fish and Game Code to defray the costs of fish and wildlife protection and
management incurred by the CDFW.

Upon the Board’s approval of the proposed project and adoption of the MND,
Public Works will file a Notice of Determination with the Registrar-Recorder/County Clerk
in accordance with Section 21152 of the California Public Resources Code and pay the
required filing fees, in the amount of $2,285.25.

CONTRACTING PROCESS

A standard design-build contract, in the form previously approved by County Counsel, will
be used. The standard Board-directed clauses that provide for contract termination,
renegotiation, and hiring qualified displaced County employees will be included in the
contracts.

On December 13, 2017, Public Works issued a request for proposal for design-build
services for the project. The request for proposal was advertised on the County’s “Doing
Business with Us” and “Do Business with Public Works” websites.

The first part of the request for proposal process was the submittal of a prequalification
questionnaire (Part A) by all interested design-build firms. On December 13, 2017,
five prequalification questionnaires were received for evaluation. The prequalification
questionnaires were reviewed by an evaluation committee made up of members from
Public Works, LASD, and the CEO. The evaluation was made based on responses to
questions concerning the business type and ownership of each design-build entity,
evidence of the design-builder’s experience and capacity to perform projects of similar
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size and complexity, licenses, registration, credentials, violations of State and Federal
labor codes and safety regulations, debarment, default, bankruptcy, lawsuits on
Public Works projects in the preceding five years, and other relevant criteria. Each of the
firms provided an enforceable commitment that it and its subcontractors at every tier will
use a skilled and trained workforce to perform all work on the project, as required by
Public Contract Code § 22 164(c). Based on the review and evaluation of the
prequalification questionnaires, all firms were determined to be prequalified. In
accordance with the short-listing requirements in the request for proposal, three firms
were shortlisted, during the invitation process one firm dropped out from the process. The
remaining two shortlisted firms were invited to submit technical and cost
proposals (Part B) for the project.

On June 28, 2018, the two design-build firms submitted Part B proposals for evaluation.
The technical and cost proposals were evaluated by the evaluation committee based on
technical design and construction expertise, proposed delivery plans, price, life cycle
costs, workforce commitment and local and targeted worker hiring program, design
excellence, and design-build team personnel and organization. Sully-Miller
Contracting Co. in its design-build proposal was found to have submitted the best value
and most advantageous proposal to perform these services under the design-build
delivery method, in accordance with the evaluation criteria stated in the request for
proposal.

Sully-Miller Contracting Co.’s Community Business Enterprises participation data and
three-year contracting history with the County are on file with Public Works.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

Temporary impacts during construction will be mitigated at the site.
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CONCLUSION

Please return one adopted copy of this Board letter to Public Works, Project Management
Division Ii.

Respectfully submitted,

MARK PESTRELLA
Director of Public Works

M P :VY: ci

Enclosures

c: Executive Office
Auditor-Controller
Chief Executive Office (Capital Programs Division)
County Counsel
Department of Arts and Culture
Sheriff’s Department
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ENCLOSURE A

CONSTRUCTION-RELATED CONTRACT
PUBLIC BUILDINGS CORE SERVICE AREA

LOS ANGELES COUNTY SHERIFF’S DEPARTMENT
PITCHESS EMERGENCY VEHICLE OPERATIONS CENTER

MITIGATED NEGATIVE DECLARATION AND
MITIGATION MONITORING AND REPORTING PROGRAM

ESTABLISH CAPITAL PROJECT AND APPROVE PROJECT BUDGET
APPROVE APPROPRIATION ADJUSTMENT

AWARD DESIGN-BUILD CONTRACT
SPECS. 7351; CAPITAL PROJECT NO. 69799

(SUPERVISORIAL DISTRICT 5)
(4 VOTES)

PROJECT SCHEDULE

Project Activity Completion Date
Scoping Documents 2nd QTR 2018
Design-Build Award 1st QTR 2020
Construction

Substantial Completion 1st QTR 2022
Project Acceptance 2nd QTR 2022

PROJECT BUDGET

Base Scope Additive
Budget Category Project Alternates Total

Construction $ 12,558,500 $ 0 $ 12,558,500
Plans and Specifications $ 375,000 $ 0 $ 375,000
Civic Arts N/A N/A N/A
Equipment $ 194,000 $ 0 $ 194,000
Consultant Services $ 735,000 $ 0 $ 735,000
Miscellaneous Expenditures $ 45,000 $ 0 $ 45,000
Jurisdictional Reviews $ 212,000 $ 0 $ 212,000
County Services $ 1,380,500 $ 0 $ 1,380,500
Total $ 15,500,000 $ 0 $ 15,500,000
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BOARD OF SUPERVISORS
BA FORM 12032018 OFFICIAL COPY

December 03, 2019
COUNTY OF LOS ANGELES

REQUEST FOR APPROPRIATION ADJUSTMENT
DEPARTMENT OF CHIEF EXECUTIVE OFFICER

AUDITOR-CONTROLLER:
THE FOLLOWING APPROPRIATION ADJUSTMENT IS DEEMED NECESSARY BY THIS DEPARTMENT. PLEASE CONFIRM THE ACCOUNTING ENTRIES AND AVAILABLE

BALANCES AND FORWARD TO THE CHIEF EXECUTIVE OFFICER FOR HER RECOMMENDATION OR ACTION.

ADJUSTMENT REQUESTED AND REASONS THEREFORE

FY 2019-20
4- VOTES

SOURCES USES
BA DETAIL - SEE ATTACHMENT PAGE 1 BA DETAIL - SEE ATTACHMENT PAGE 1

SOURCES TOTAL $ 5,922,000 USES TOTAL $ 5,922,000

JUSTIFICATION
Transfer $4,078,000 from the Biscailuz Running Track Refurbishment project, Capital Project No. 87347, and $922,000 from the Sheriff Department
Special Training Fund, for a total of $5,000,000 to the Pitchess Emergency Vehicle Operations Center project, Capital Project No. 69799, to fully fund
the proposed Project.

AUTHORIZ NATURE JA S YUN, MANAGER, CEO
BOARD OF SUPERVISORS APPROVAL (AS REQUESTED/REVISED)

REFERRED TO THE CHIEF A5TION ~ APPROVED AS REQUESTED
EXECUTIVE OFFICER FOR--

~ RECOMME ATI APPROVED AS REVISED

AUDITOR-CONTROLLER BY ~ CHIEF EXECUTIVE OFFICER BY

B.A. NO. ~j) DATE - 7 DATE o - ~5oj~



SOURCES

COUNTY OF LOS ANGELES
REQUEST FOR APPROPRIATION ADJUSTMENT

FY 2019-20

4- VOTES

USES

SHERIFF - SPECIAL TRAINING FUND

BR8-SH-200040738

SERVICES & SUPPLIES

DECREASE APPROPRIATION

SHERIFF DEPARTMENT

SH-PITCHESS EVOC

AO1-CP-96-9919-65046-69799

OPERATING TRANSFERS IN - CAPITAL PROJECTS

INCREASE REVENUE

SHERIFF DEPARTMENT
BISCAILUZ RUNNING TRACK REFURBISHMENT

AO1-CP-6014-65046-87347

CAPITAL ASSETS - B & I
DECREASE APPROPRIATION

922,000

922,000

SHERIFF - SPECIAL TRAINING FUND

BR8-SH-6100-40738

OTHER FINANCING USES

INCREASE APPROPRIATION

SHERIFF DEPARTMENT

SH-PITCHESS EVOC

AO1-CP-6014-65046-69799

CAPITALASSETS- B & I
INCREASE APPROPRIATION

922,000

5,000,000

SOURCES TOTAL

4,078,000

5,922,000 USES TOTAL 5,922,000

13A 1~-ObO

tOI2~1

- 1 of 1 -



PUBLIC DEFENDER 
ANTICIPATED BOARD LETTER 

FACT SHEET 
January 15, 2020 

 
SUBJECT 

• Approve the proposed nine and seven-year leases for Superior Court, Child Support 
Services Department, Public Defender, and Department of Mental Health at 600 South 
Commonwealth Avenue, Los Angeles. 

TARGETED BOARD AGENDA 
• February 4, 2020  

 
DESCRIPTION OF PROGRAM / ITEM 
  

• PD occupies 17,301 square feet of office space required for its Special Operations unit.  
Such services include the Homeless Initiative.  The unit provides legal services resolving 
infraction and warrant issues which are often a barrier to housing and employment.  

 
AMOUNT / COST  

• The maximum first year cost of $1,105,285 is comprised of the $498,269 initial annual 
base rent, the $113,700 annual parking costs and the $493,316 first year tenant 
improvement cost should the entire amount be expended. The total amount over the lease 
term is $8,762,961, which is comprised of $5,273,081 in base rent, $1,023,300 in parking 
costs and $2,466,580 in TI cost should the entire amount be expended. 
 

FUNDING SOURCE 
• The rental costs for Superior Court and PD are 100 percent funded from net County cost. 

The rental costs for the Department of Mental Health are funded by Mental Health Services 
Act funds and other State and Federal funding sources. 
 

PURPOSE 
• Approval of the recommended action will authorize and continue to adequately provide 

the necessary office space for PD. 
CONTRACTING PROCESS (if applicable) 

• N/A 
 

CHANGES FROM PREVIOUS YEAR  
• N/A 

CHANGES TO DEPLOYMENT / STAFFING PLAN 
• N/A 
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ISSUES / CONCERNS  

• N/A  
 
SUCCESSES / ACCOMPLISHMENTS 

• N/A 
 
DISTRICT(S) IMPACTED 

• Second 
 
CONTACT PERSON 

• Carol Botdorf 
• (213) 974-4161 
• cbotdorf@ceo.lacounty.gov 

 
 



The Hono 

  
“To Enrich Lives Through Effective And Caring Service” 

 
 
 
 
February 4, 2020 
 
 
 
The Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, CA 90012 
 
Dear Supervisors: 
 

NINE AND SEVEN-YEAR LEASES 
SUPERIOR COURT, CHILD SUPPORT SERVICES DEPARTMENT, 
PUBLIC DEFENDER, AND DEPARTMENT OF MENTAL HEALTH 

600 SOUTH COMMONWEALTH AVENUE, LOS ANGELES 
(SECOND DISTRICT) 

(3 VOTES) 
 
SUBJECT 
 
Approval of four proposed leases to replace two existing leases to provide Superior Court, 
Child Support Services Department, Public Defender, and the Department of Mental 
Health with continued use of 103,272 rentable square feet of court and office space and 
up to 412 on-site parking spaces.  
 
IT IS RECOMMENDED THAT THE BOARD: 
 

1. Find that the proposed leases are exempt from the California Environmental 
Quality Act (CEQA), for the reasons stated in this Board letter and in the record of 
the project. 

 
2. Authorize the Chief Executive Officer, or her designee, to execute the proposed 

leases with 600 Commonwealth, L.P. (Landlord), for approximately 103,272 
square feet of court and office space, and up to 412 on-site parking spaces at 600 
South Commonwealth Avenue, Los Angeles to be occupied by Superior Court, 
CSSD, PD, and the Department of Mental Health (DMH).  The estimated maximum 
first year rental cost is not to exceed $2,974,235.  The total rental cost payable to 
the Landlord under the proposed leases would not exceed $25,473,244 over the 
nine and seven-year terms.  The rental costs for Superior Court and PD are 100 
percent net County cost.  The costs for Superior Court will be reimbursed to the 

SACHI A. HAMAI 
Chief Executive Officer Board of Supervisors 

HILDA L. SOLIS 
First District 
  
MARK RIDLEY-THOMAS 
Second District 
  
SHEILA KUEHL 
Third District 
 
JANICE HAHN 
Fourth District 
  
KATHRYN BARGER 
Fifth District 

County of Los Angeles 
CHIEF EXECUTIVE OFFICE 

Kenneth Hahn Hall of Administration 
500 West Temple Street, Room 713, Los Angeles, California 90012 

(213) 974-1101 
http://ceo.lacounty.gov  
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County from the Judicial Council of the State of California.  The rental costs for 
Child Support Services Department are funded 100 percent from State and 
Federal funds.  The rental costs for DMH are funded by Mental Health Services 
Act funds and other State and Federal funding sources. 

 
a) Authorize the Chief Executive Officer, or her designee, to execute the proposed 

leases with the Landlord for the Superior Court, of  approximately 58,525 
square feet of court and office space, to include up to 234 on-site parking 
spaces at 600 South Commonwealth Avenue, Los Angeles to be occupied by 
Superior Court as a separate lease in the building. The estimated maximum 
first year rental cost is not to exceed $1,685,520.  The total rental cost payable 
to the Landlord under this proposed lease would not exceed $13,312,735 over 
the seven-year term.  The rental costs for Superior Court is 100 percent net 
County cost and will be reimbursed to the County from the Judicial Council of 
the State of California.   

 
  Authorize the Chief Executive Officer, or her designee, to reimburse the 

Landlord up to $7,023,000 in a lump sum for the County’s tenant improvement 
(TI) contribution, or $8,343,830 if amortized at 7 percent per annum over five 
years pertaining to the leased space for the Superior Court referenced above.  
The total lease costs payable to the Landlord would not exceed $24,359,265 
over the seven-year term, which is comprised of the $13,312,735 rental cost, 
$2,702,700 parking cost and the $8,343,830 maximum County’s TI 
contribution. 

 
 

b) Authorize the Chief Executive Officer, or her designee, to execute the proposed 
leases with the Landlord, for approximately 19,113 square feet of office space, 
and up to 76 on-site parking spaces at 600 South Commonwealth Avenue, Los 
Angeles to be occupied by Child Support Services as a separate lease in the 
building.  The estimated maximum first year rental cost is not to exceed 
$550,455.  The total rental cost payable to the Landlord under the proposed 
leases would not exceed $4,347,654 over the seven-year term.  The rental 
costs for Child Support Services Department are funded 100 percent from State 
and Federal funds.   

  
  Authorize the Chief Executive Officer, or her designee, to reimburse the 

Landlord up to $2,293,560 in a lump sum for the County’s TI contribution, or 
$2,907,744 if amortized at 7 percent per annum over five years pertaining to 
the leased space for the Child Suport Services Department referenced above.  
The total lease costs payable to the Landlord would not exceed $8,133,198 
over the seven-year term, which is comprised of the $4,347,654 rental cost, 
$877,800 parking cost and the $2,907,744 maximum County’s TI contribution. 

 
c) Authorize the Chief Executive Officer, or her designee, to execute the proposed 

leases with the Landlord for approximately 17,301 square feet of court and 
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office space, and up to 69 on-site parking spaces at 600 South Commonwealth 
Avenue, Los Angeles to be occupied by PD.  The estimated maximum first year 
rental cost is not to exceed $498,269.  The total rental cost payable to the 
Landlord under the proposed leases would not exceed $5,273,081 over the 
nine year term.  The rental costs for PD are 100 percent net County cost.   

 
  Authorize the Chief Executive Officer, or her designee, to reimburse the 

Landlord up to $2,076,120 in a lump sum for the County’s TI contribution, or 
$2,466,580 if amortized at 7 percent per annum over five years pertaining to 
the leased space for PD Department referenced above.  The total lease costs 
payable to the Landlord would not exceed $8,762,961 over the nine-year term, 
which is comprised of the $5,273,081 rental cost, $1,023,300 parking cost and 
the $2,466,580 maximum County’s TI contribution. 

 
d) Authorize the Chief Executive Officer, or her designee, to execute the proposed 

leases with the Landlord for approximately 8,333 square feet of court and office 
space, and up to 33 on-site parking spaces at 600 South Commonwealth 
Avenue, Los Angeles to be occupied by DMH.  The estimated maximum first 
year rental cost is not to exceed $239,991.  The total rental cost payable to the 
Landlord under the proposed leases would not exceed $2,539,774 over the 
nine-year term.  The rental costs for DMH are funded by Mental Health Services 
Act funds and other State and Federal funding sources. 

  
  Authorize the Chief Executive Officer, or her designee, to reimburse the 

Landlord up to $999,960 in a lump sum for the County’s TI contribution, or 
$1,188,025 if amortized at 7 percent per annum over five years pertaining to 
the leased space for DMH referenced above.  The total lease costs payable to 
the Landlord would not exceed $4,216,499 nine-year term, which is comprised 
of the $2,539,774 rental cost, $488,700 parking cost and the $1,188,025 
maximum County’s TI contribution. 

 
3. Authorize the Chief Executive Officer, or her designee, to reimburse the Landlord 

up to $12,392,640 in a lump sum for the County’s TI contribution, or $14,906,179 
if amortized at 7 percent per annum over five years.  The total lease costs payable 
to the Landlord would not exceed $45,471,923 over the nine and seven-year 
terms, which is comprised of the $25,473,244 rental cost, $5,092,500 parking cost 
and the $14,906,179 maximum County’s TI contribution.  

 
4. Authorize and direct the Chief Executive Officer, or her designee, to execute any 

other ancillary documentation necessary to effectuate the terms of the proposed 
leases and to take other actions necessary and appropriate to implement and 
effectuate the terms of the proposed leases, including, without limitation, 
exercising early termination rights.  The proposed leases will become effective 
upon approval by the Board. 
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PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 
 
The County has leased these premises at 600 South Commonwealth Avenue, 
Los Angeles, since 1991 and 1998 respectively.  Superior Court, PD, and DMH currently 
occupy space under one lease and Child Support Services Department (CSSD) occupies 
space under a separate lease.  The leases expired on January 31, 2019 and May 31, 
2019, respectively, and have since been on a month-to-month holdover basis, with no 
penalty, pending renewal of the proposed lease.  All departments desire to enter into new 
separate leases.  PD and DMH propose to enter into nine-year leases and Superior Court 
and CSSD propose to enter into seven-year leases.  The amount of square-footage and 
the costs associated with each lease are itemized in Attachment B 
 
Space is needed for direct service to clients and attorneys. All departments desire to 
continue leasing at this location and the proposed leases will allow them to provide 
continuity of operations without interruption to services. 
 
The Central Civil West (CCW) Courthouse for Superior Court houses civil and domestic 
support courtrooms, and clerical support staff associated with these litigation areas.  It 
also houses a Family Law Facilitator.  Attorneys and paralegals provide legal education 
and assistance to litigants with domestic support cases.  CSSD requires office space for 
its child support program, which provides direct service to families, by enforcing the 
financial responsibilities of parents to support their children.  PD requires office space for 
its Special Operations unit.  Such services include the Homeless Initiative.  The unit 
provides legal services resolving infraction and warrant issues, which are often a barrier 
to housing and employment.  
 
DMH requires office space for Service Area Older Adults Administration, School Threat 
Assessment and Response Team (START) and its continuum of Care Reform Division 
(CCR). These programs provide a variety of administrative and clinical services. 
 
The Landlord will provide a total of $1,160,890 in base TI allowance, based on $10 per 
square foot for CSSD and Superior Court and $15 per square foot for DMH and PD and 
up to a total of $12,392,640 in additional TI allowances, based on $120 per square foot 
for each department to suit the needs of the departments and their programs.  No 
department has determined the exact scope of work so the entire TI budget may not be 
spent. 
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The existing facility adequately meets the space needs of the County departments and 
the State court. The location is freeway accessible and will accommodate approximately 
208 employees and visitors with sufficient parking. 
 
Approval of the recommended actions will find that the proposed leases are exempt from 
CEQA and will allow Superior Court, CSSD, PD, and DMH to continue operations at the 
subject facility. 
 
Implementation of Strategic Plan Goals 
 
The Countywide Strategic Plan Goal 3 of “Realize Tomorrow’s Government Today” 
provides that our increasingly dynamic, and complex environment, challenges our 
collective abilities to respond to public needs and expectations.  We want to be an 
innovative, flexible, effective, and transparent partner focused on advancing the common 
good. The proposed leases will support this goal by allowing Superior Court, CSSD, PD 
and DMH to continue their operations without interruption of service. 
 
The proposed leases are in conformance with the Asset Management Principles as 
outlined in Attachment A. 
 
FISCAL IMPACT/FINANCING 
 
The proposed leases will have the following financial impact: 
 

− The proposed leases are full-service gross leases whereby the Landlord will be 
responsible for the operating and maintenance costs associated with the premises, 
including janitorial costs.   

 
- The square footage of the proposed spaces increased slightly due to the Landlord 

remeasuring the existing premises per industry standard. 
 

Superior Court 
- The maximum first year rental cost for the Superior Court is not to exceed 

$1,685,520, or $$28.80 annually per square foot, with annual rental adjustments 
of 4 percent per annum.   
 

- Total parking costs are estimated to be $386,100 per year based on the 
Department’s right to purchase 117 stalls at $125 per stall per month and a right 
to purchase 117 additional stalls at $150 per stall per month.   
 

- The Landlord will provide a base TI allowance of $585,250, based on $10 per 
square foot. 
 

- The Landlord will provide additional reimbursable TI dollars in the amount up to 
$7,023,000 should the entire amount be expended, which the County may 
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reimburse in a lump sum payment or amortize over a five-year period at seven 
percent per annum. 
 

- The aggregate cost of the proposed lease over the seven-year term, including rent 
expense, parking, and TI reimbursement, would be approximately $24,359,265.  
Attachment B provides an overview of the total proposed lease cost for Superior 
Court.  
 

Child Support Services 
- The maximum first year rental cost for CSSD is not to exceed $550,455, or $28.80 

annually per square foot, with annual rental adjustments of 4 percent per annum.   
 

- Total parking costs are estimated to be $125,400 per year based on the 
Department’s right to purchase 38 stalls at $125 per stall per month and a right to 
purchase 38 additional stalls at $150 per stall per month.   
 

- The Landlord will provide a base TI allowance of $191,130, based on $10 per 
square foot. 
 

- The Landlord will provide additional reimbursable TI dollars in the amount up to 
$2,293,560 should the entire amount be expended, which the County may 
reimburse in a lump sum payment or amortize over a seven-year period at seven 
percent per annum. 
 

- The aggregate cost of the proposed lease over the seven-year term, including rent 
expense, parking, and TI reimbursement, would be approximately $8,133,198.  
Attachment B provides an overview of the total proposed lease cost for Child 
Support Services Department. 
 
Public Defender 

- The maximum first year rental cost for the PD is not to exceed $498,269, or 
$$28.80 annually per square foot, with annual rental adjustments of 4 percent per 
annum.   
 

- Total parking costs are estimated to be $113,700 per year based on the 
Department’s right to purchase 35 stalls at $125 per stall per month and a right to 
purchase 34 additional stalls at $150 per stall per month.   
 

- The Landlord will provide a base TI allowance of $259,515, based on $15 per 
square foot. 
 

- The Landlord will provide additional reimbursable TI dollars in the amount up to 
$2,076,120 should the entire amount be expended, which the County may 
reimburse in a lump sum payment or amortize over a five-year period at 7 percent 
per annum. 
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- The aggregate cost of the proposed lease over the nine-year term, including rent 
expense, parking, and TI reimbursement, would be approximately $8,762,961.  
Attachment B provides an overview of the total proposed lease cost for PD. 
 

- d) The maximum first year rental cost for DMH is not to exceed $239,991, or 
$$28.80 annually per square foot, with annual rental adjustments of 4 percent per 
annum.   
 

- Total parking costs are estimated to be $54,300 per year based on the 
department’s right to purchase 17 stalls at $125 per stall per month and a right to 
purchase 16 additional stalls at $150 per stall per month.   
 

- The Landlord will provide a base TI allowance of $124,995, based on $15.00 per 
square foot. 
 

- The Landlord will provide additional reimbursable TI dollars in the amount up to 
$999,960 should the entire amount be expended, which the County may reimburse 
in a lump sum payment or amortize over a five-year period at 7 percent per annum. 
 

- The aggregate cost of the proposed lease over the nine-year term, including rent 
expense, parking, and TI reimbursement, would be approximately $4,216,499.  
Attachment B provides an overview of the total proposed lease cost for Deartment 
of Mental Health. 
 

− The maximum first year rental cost is not to exceed $2,974,235, or $28.80 annually 
per square foot, with annual rental adjustments of 4 percent per annum. 

 
- Total parking costs are estimated to be $679,500 per year based on the 

Departments’ right to purchase 206 stalls at $125 per stall per month and a right 
to purchase 206 additional stalls at $150 per stall per month.  In 1991 and 1998 
when the leases originally commenced, parking was included in the lease rate, 
however, the market has changed and the Landlord is requiring that the County 
pay separately for parking.  
 

− The total TI cost is estimated at $14,906,179.  The Landlord will provide a base TI 
allowance of $ 1,160,890 as part of base rent.  
 

− The Landlord will provide additional reimbursable TI dollars in the amount up to 
$12,392,640 should the entire amount be expended, which the County may 
reimburse in a lump sum payment or amortize over a five-year period at seven 
percent per annum. 
 

− The aggregate cost of the proposed leases over the nine and seven-year terms, 
including rent expense, parking, and TI reimbursement, would be approximately 
$45,471,923. Attachment B provides an overview of the total proposed lease costs 
for each department.  
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Sufficient funding to cover the proposed rent, parking and County TI costs for the first 
year will be appropriated in the Rent Expense Budget with the fiscal year 2019-20 Mid-
year Budget adjustment to cover additional lease costs of $3,879,910.  Each department 
has sufficient funding in their FY 2019-20 operating budget to cover these costs for the 
first year.  Beginning with FY 2020-21, ongoing funding for the proposed lease will be part 
of the budget for each department. The rental costs for Superior Court and PD are 100 
percent funded from net County cost . The costs for Superior Court will be reimbursed to 
the County from the Judicial Council of the State of California.  The rental costs for CSSD 
are funded 100 percent from State and Federal funds.  The rental costs for DMH are 
funded by Mental Health Services Act funds and other State and Federal funding sources. 
 
FACTS AND PROVISIONS/LEGAL REQUIREMENTS 
 
In addition to the terms described herein, the proposed leases include the following 
provisions: 
 

− A cancellation provision that allows the County to terminate the proposed leases 
either as of the last day of the 36th month or 60th month, with at least 180 days’ 
notice.  Superior Court may terminate its 14th Floor space at any time. 
 

− The proposed leases contain a holdover provision, wherein the base rent shall be 
increased to 125% of the then existing base rent for the first twelve months 
following expiration of the lease term.  Thereafter, the holdover rate shall be 150% 
of the base rent at the time of the lease expiration.  The County’s holdover tenancy 
may be terminated upon 30 days’ notice from the Landlord.   
 

− CSSD has the right to notify the Landlord within 1 year of execution of the lease if 
it desires to relocate to the 17th floor.  All of the departments in the building have 
the right of first offer to lease any contiguous space that arises after execution of 
the lease and prior to the last 12 months of the term.  
 

− The available co-working office spaces cannot readily accommodate court room 
space as required.  Furthermore, the other departments listed in this board letter 
require to be in the same bulding or immediately adjacent to the Courts due to 
operational and administrative needs. Chief Executive Office (CEO) spoke with co-
working office space companies about long term leases and they have informed 
us that their co-working office space is not suited for long term occupancy since it 
is not financially viable for long term occupancy in comparison to the rental costs 
of traditional long-term office space providers. 

 
− The available co-working office spaces in the subject area were assessed and 

found to be more expensive and not operationally effective for the intended direct 
service program use.  Additionally, adequate parking is not usually provided by co-
working office space providers which would require parking to be acquired 
separartly, often at a higher cost, and not within proximity to the subject facility.  
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− The proposed lease renewals will be effective upon approval by the Board. 
 

The CEO, through its broker representative CBRE, conducted a survey within the project 
area to determine the availability of comparable office space options.  CBRE was unable 
to identify any sites in the survey area that could accommodate this requirement more 
economically.  The existing rent is under the market rate for this area.  Based upon a 
review of available industry data, CBRE has established that the average annual rental 
rate for similar space is $29.17 per square foot on a full-service gross basis.  In 
comparison, the base rental rate of $28.80 per square foot per year, full-service gross, 
for the proposed leases represents a rate below the average market rate for the area. 
 
We have spoken with co-working office space companies about long-term leases and 
they have informed us that their co-working office space is not suited for long-term 
occupancy since it is not financially viable in comparison to the rental costs of traditional 
long-term office space. 
 
Attachment C shows County-owned or leased facilities in the proximity of the service area 
and there are no suitable County-owned or leased facilities available for the program. 
 
The Department of Public Works has inspected the facility and found it seismically 
suitable for County occupancy.  Construction of any TIs will be completed in compliance 
with relevant building and construction codes, laws and regulations, including the 
Americans with Disabilities Act.  A notification letter to the City of Los Angeles has been 
sent pursuant to Government Code Section 25351.  County Counsel has reviewed the 
attached proposed leases and has approved them as to form. 
 
The proposed leases will continue to provide a suitable office location for the 
Departments’ administrative programs which is consistent with the County’s facility 
location policy, as adopted by the Board of Supervisors on July 24, 2012, and further 
outlined in Attachment D. 
 
ENVIRONMENTAL DOCUMENTATION 
 
The proposed leases are exempt from CEQA. The proposed leases, which replace the 
existing lease spaces with minor TIs within an existing building, are within a class of 
projects that have been determined not to have a significant effect on the environment 
and which meet the criteria set forth in Section 15301 of the State CEQA Guidelines 
(Guidelines) and Class 1 of the County's Environmental Document Reporting Procedures 
and Guidelines, Appendix G. In addition, based on the proposed lease records, it will 
comply with all applicable regulations, and there are no cumulative impacts, unusual 
circumstances, damage to scenic highways, listing on hazardous waste site lists 
compiled, pursuant to Government Code Section 65962.5, or indications that it may cause 
a substantial adverse change in the significance of a historical resource that would make 
the exemption inapplicable. 
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Upon the Board's approval of the recommended actions, a Notice of Exemption will be 
filed with the Registrar-Recorder/County Clerk in accordance with Section 21152 of the 
California Public Resources Code. 
 
IMPACT ON CURENT SERVICES (OR PROJECTS  
 
The proposed leases will adequately provide the necessary court and office space for the 
County requirements.  Superior Court, CSSD, PD and DMH concur with the proposed 
lease recommendations. 
 
CONCLUSION 
 
It is requested that the Executive Office, Board of Supervisors return one certified copy 
of the Minute Order, and the adopted stamped board letter to the CEO, Real Estate 
Division at 320 West Temple Street, 7th Floor, Los Angeles, CA  90012 for further 
processing. 
 
Respectfully submitted, 
 
 
 
SACHI A. HAMAI 
Chief Executive Officer 
 
SAH:FAD:DPH:DL 
JLC:MN:CB:gw 
 
Enclosures 
 
c: Executive Office, Board of Supervisors 
 County Counsel 
 Auditor-Controller 
 Superior Court 
 Child Support Services 
 Public Defender 
 Mental Health 
 Internal Services 
 
 



PUBLIC DEFENDER
600 SOUTH COMMONWEALTH AVENUE, LOS ANGELES

Asset Management Principles Compliance Form1

F Does public parking and mass-transit exist to facilitate employee, client and visitor
access to the proposed lease location?

2. Capital

Is it a substantial net County cost (NCC) program? The rental costs for Superior Court
and PD are 100 percent funded from net County costs, which are primarily sourced from
County property tax revenues. The costs for Superior Court will be reimbursed to the
County from the Judicial Council of the State of California. The rental costs for CSSD
are funded 100 percent from State and Federal funds. The rental costs for the
Department of Mental Health are funded by Mental Health Services Act funds and other
State and Federal fundina sources.

G Was build-to-suit or capital project considered? The County already occupies
— portion of the facility and a capital project was not considered.

Portfolio M,rn,nAm.nf

ATTACHMENT A

1. Occupancy Yes No N/A

A Does lease consolidate administrative functions? X

B Does lease co-locate with other functions to better serve clients? X

C Does this lease centralize business support functions? X

D Does this lease meet the guideline of 200 sq. ft of space per person?2

No, ratio is approximately 496 square feet per person overall which includes x
courtroom space, reception areas, conference rooms, lunch rooms, file rooms,
storage/file rooms and server rooms.

E Does lease meet the 4/1 000 sq. ft. parking ratio guideline? X

A

x

x

B Is this a long-term County program? X

C If yes to 2 A or B; is it a capital lease or an operating lease with an option to buy? X

D If no. are there any suitable County-owned facilities available? X

E If yes, why is lease being recommended over occupancy in County-owned space? X

F Is Building Description Report attached as Attachment C? X

3.

x

A Did department utilize CEO Space Request Evaluation (SRE)? X

B Was the space need justified? X

C If a renewal lease, was co-location with other County departments considered? 2

Departments prefer to remain in the existing premises for programmatic reasons.

D Why was this program not co-located? X

1. The program clientele requires a “stand alone” facility.

2. No suitable County occupied properties in project area.

3. — No County-owned facilities available for the project.

4. — Could not get City clearance or approval.

5. — The Program is being co-located,

E Is lease a full service lease? X

F Has growth projection been considered in space request? X

G Has the Dept. of Public Works completed seismic review/approval?1

As approved by the Board of Supervisors 11/17/98

x

21f not, why not?



ATTACHMENT B-i
Page 1 of 2

SUPERIOR COURT
OVERVIEW OF THE PROPOSED LEASE COSTS

600 South Commonwealth
Avenue, Los Angeles Existing Lease Proposed Lease Change

Area (Square Feet) 55,830 sq.ft. 58,525 sq.ft. +2,695 sq. ft.

Term (years) Currently in holdover on 7 years +4 years
expired 3 year County
lease (terminated —

5/31/19 on month to
month)

Annual Base Rent (1) $1,466,403 $1,685,520 ±$219,117
($26.27 per sq. ft. ($28.80 per sq. ft. annually) annually
annually)

$-0- $1,668,766 +$1,668,766
Annual TI Reimbursement

Included in rent $386,100 +$386,100
Parking(2)
Rental rate adjustment Annual CPI increase Annual 4 percent per year. +1 percent

capped at 3 percent per
year

Cancellation Provision At any time, with 6 months’ At the end of either the 36th Fixed first 5 years
notice month or 60 month, with at and thereafter if

least 180 days prior written right is not
notice exercised

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs
associated with operations, building maintenance and repairs.

(2) The proposed lease requires that the County pay $125 per parking space per month (2/1 000) and may pay for
an additional 2/1000 at $150.00 per parking space per month. The amount set forth assumes all parking spaces
are utilized.
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ATTACHMENT B-2
Page 1 of 2

CHILD SUPPORT SERVICES DEPARTMENT
OVERVIEW OF THE PROPOSED LEASE COSTS

600 South Commonwealth
Avenue, Los Angeles Existing Lease Proposed Lease Change

Area (Square Feet) 18,233 sq.ft. 19,113 sq.ft. +880 sq. ft.

Term (years) Currently in holdover on 7 years +4 years
expired 3-year County
lease (terminated —

1/31/19 on month to
month)

Annual Base Rent (1) $480,227 $550,455 +$70,228 annually
($26.34 per sq. ft. ($28.80 per sq. ft. annually)
annually)

$-0- $415,392 +41 5,392
Annual TI Reimbursement

Included in rent $125,400 +$125,400
Parking(2)
Rental rate adjustment Annual CPI increase Annual 4 percent per year. +1 percent

capped at 3 percent per
year

Cancellation Provision At any time, with 6 months’ At the end of either the 36th Fixed first 5 years
notice month or 60 month, with at and thereafter if

least 180 days prior written right is not
notice exercised

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs
associated with operations, building maintenance and repairs.

(2) The proposed lease requires that the County pay $125 per parking space per month (2/1 000) and may pay for
an additional 2/1000 at $150.00 per parking space per month. The amount set forth assumes all parking
spaces are utilized.
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ATTACHMENT B-3

Page 1 of 2

PUBLIC DEFENDER

OVERVIEW OF THE PROPOSED LEASE COSTS

600 South Commonwealth
Avenue, Los Angeles Existing Lease Proposed Lease Change

Area (Square Feet) 16,504 sq.ft. 17,301 sq.ft. +797 sq. ft.

Term (years) Currently in holdover on 9 years +6 years
expired 3-year County
lease (terminated —

5/31/19 on month to
month)

Annual Base Rent (1) $433,486 $498,269 ÷$64,783 annually
($26.27 per sq. ft. ($28.80 per sq. ft. annually)
annually)

$-0- $493,316 ÷493316
Annual TI Reimbursement

. Included in rent $113,700 +$113,700
Parking(2)
Rental rate adjustment Annual CPI increase Annual 4 percent per year. +1 percent

capped at 3 percent per
year

Cancellation Provision At any time, with 6 months’ At the end of either the 36th Fixed first 5 years
notice month or 60 month, with at and thereafter if

least 180 days prior written right is not
notice exercised

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs
associated with operations, building maintenance and repairs.

(2) The proposed lease requires that the County pay $125 per parking space per month (211000) and may pay for
an additional 2/1000 at $150.00 per parking space per month. The amount set forth assumes all parking spaces
are utilized.
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ATTACHMENT B-4
Page 1 of 2

DEPARTMENT OF MENTAL HEALTH
OVERVIEW OF THE PROPOSED LEASE COSTS

600 South Commonwealth
Avenue, Los Angeles Existing Lease Proposed Lease Change

Area (Square Feet) 7,949 sq.ft. 8,333 sq.ft. +384 sq. ft.

Term (years) Currently in holdover on 9 years +6 years
expired 3-year County
lease (terminated —

5/31/19 on month to
month)

Annual Base Rent (1) $208,788 $239,991 +$31 203 annually
($26.27 per sq. ft. ($28.80 per sq. ft. annually)
annually)

$-0- $237,605 +237,605
Annual TI Reimbursement

‘ Included in rent $54,300 +$54,300
Parki ng(2)
Rental rate adjustment Annual CPI increase Annual 4 percent per year. +1 percent

capped at 3 percent per
year

Cancellation Provision At any time, with 6 months’ At the end of either the 36th Fixed first 5 years
notice month or 60 month, with at and thereafter if

least 180 days prior written right is not
notice exercised

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs
associated with operations, building maintenance and repairs.

(2) The proposed lease requires that the County pay $125 per parking space per month (2/1000) and may pay for
an additional 2/1000 at $150.00 per parking space per month. The amount set forth assumes all parking spaces
are utilized.
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SPACE SEARCH —3 MILE RADIUS

600 SOUTH COMMONWEALTH AVENUE, LOS ANGELES

1055 Wilshire Blvd
Ste. 800
Los Angeles 90017

Board of
Supervisors

Leased Multi Use
Bldg.
Office

9,906
A405 BOS/Arts Commission -

Wilshire- Bixel Building
NONE

9,410

L.ACO Name Address Proprietor Ownership Jiperty Gross Net Vacant
Type Use SqFt SqFt

A675 DA - Metro C0urtIDCFS 1933 S Broadway Children and Leased Multi Use 141,059 NONE
Metro North/ERCP/CaII Los Angeles 90007 Family Services Bldg - 148,483
Center Office

A683 Service Integration Pilot 1910 Magnolia Ave Public Social Leased Multi Use NONE
Project Los Angeles 90007 Services Bldg - 1,035 984

Office
A216 DPSS- Appeals & State 811 Wilshire Blvd Public Social Leased Multi Use NONE

Hearings Suite 1118 Services Bldg - 5,665 5,439
Los Angeles 90017 Office

0237 DCFS - Foster Care Medical 4650 Sunset Blvd Children and Gratis Use Multi Use NONE
Hub Program Los Angeles 90027 Family Services Bldg - 78 78

Office
0238 Foster Care Clinic Med Hub 3250 Wilshire Blvd 3rd Children and Gratis Use Multi Use NONE

Program Fl Family Services Bldg - 231 231
Los Angeles 90010 Office

A118 Citizens Commission On Jail 355 5 Grand Ave Chief Executive Gratis Use Multi Use 60,984 NONE
Violence Los Angeles 90071 Office (CEO) Bldg - 60,984

Office
D015 DPSS - Catholic Charities 1530 James M Wood Public Social Permit Multi Use NONE

Computer Center Blvd Services Bldg - 200 200
Los Angeles 90017 Office

B500 OHS - Workforce 500 S Virgil Ave Health Services Permit Multi Use NONE
Development Program Los Angeles 90020 Bldg - 8000 7,200

Office
A578 Auditor - Shared Services 3470 Wilshire Blvd Auditor- Leased Multi Use 20,425 NONE

Initiative Los Angeles 90010 Controller Bldg - 21,500
Office

A627 County Admin Offices - LA 350 5 Figueroa St. County Counsel Leased Multi Use 65,511 NONE
World Trade Center Los Angeles 90071 Bldg - 68,314

A632 Office of Inspector 312S Hill St. Grand Public Defender Leased Multi Use NONE
Central Market Los Bldg - 9,782 9,293
Angeles 90012 Office

Y193 Parks & Recreation - 433 5 Vermont Ave Parks and Owned Multi Use 21,777 NONE
Headquarters Building Los Angeles 90020 Recreation Bldg - 31,862

Office
5456 Health Services 313 N Figueroa St. Health Services Owned Multi Use 130,143 NONE

Administration Building Los Angeles 90012 Bldg - 221,359
Office

10108 Parks and Recreation 510S Vermont Ave Parks and Owned Multi Use NONE
Planning and Development Los Angeles 90020 Recreation Bldg - 30,788

Office
10112 Regional Parks and Open 510 S Vermont Ave Parks and Owned Multi Use NONE

Space District Los Angeles 90020 Recreation Bldg -

Office
5266 Metropolitan Courthouse 1945 S Hill St. Chief Executive CA- Multi Use 136,422 NONE

Los Angeles 90007 Office (CEO) Superior Bldg - 303,433
Courts Office

X317 DCSS - Le Sage Complex 4 3175 W 6th St. WDACS Owned Multi Use 40,146 NONE
Story Building Los Angeles 90020 Bldg - 52,230

Office
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A369 DCFS - Headquarters Annex 501 Shatto P1 Children and Leased Multi Use 15,976 NONE
Los Angeles 90020 Family Services Bldg - 17,751

Office
A413 Human Resources - Wilshire 3333 Wilshire Blvd Human Leased Multi Use 72,804 NONE

Square Two Building Los Angeles 90010 Resources Bldg - 85,991
Office

A425 DCFS - Headquarters 425 Shatto P1 Children and Leased Multi Use 77816 NONE
Building Los Angeles 90020 Family Services Bldg - 81,912

Office
X550 Mental Health- Le Sage 550 S Vermont Ave Mental Health Owned Multi Use 148,400 NONE

Complex Tower Los Angeles 90020 Bldg - 171,651
Office

A336 Sheriff - Wilshire Centre 3055 Wilshire Blvd Sheriff Leased Multi Use NONE
Building Los Angeles 90010 Bldg - 7,755 7,115

Office
A360 DPSS - Metro North 2601 Wilshire Blvd Public Social Leased Multi Use 60,140 NONE

APlCaiworks District Office Los Angeles 90057 Services Bldg - 62,000
Office

L360 DPSS - Metro 2601 Wilshire Blvd Public Social Leased Multi Use NONE
North/CaIWORK5 District Los Angeles 90057 Services Bldg - 501,000 40

Office
X510 Parks & Rec - Le Sage 510 S Vermont Ave Public Health Owned Multi Use 24,835 NONE

Complex 2 Story Building Los Angeles 90020 Bldg - 31,540
Office

A429 CEO - Real Estate 222 S Hill St. Public Defender Leased Multi Use 30,798 NONE
. DivisionlService Integration Los Angeles 90012 Bldg - 34,737

Office
A424 DPSS - Equitable Plaza 3435 Wilshire Blvd Public Social Leased Multi Use 62,577 NONE

Building Los Angeles 90010 Services Bldg - 65,871
Office

A442 Mental Health - LAPD - Smart 419 S Spring St. Mental Health Gratis Use Multi Use NONE
Team Office Los Angeles 90013 Bldg - 1,000 1,000

Office
3154 Clara Shortridge Foltz 210W Temple St. Chief Executive CA - Multi Use 1,036,283 516,275 NONE

Criminal Justice Center Los Angeles 90012 Office (CEO) Superior Bldg -

Courts Office

3155 Performing Arts Center - De 301 N Grand Ave WDACS Owned Multi Use 17,978 NONE
Lisa BuildinglThe Annex Los Angeles 90012 Bldg - 27,582

Office
0181 Kenneth Hahn Hall of 500W Temple St. Board of Owned Multi Use 557,268 NONE

Administration Los Angeles 90012 Supervisors Bldg - 958,090
Office

0156 Hall of Records 320W Temple St. District Attorney Owned Multi Use 260,776 NONE
Los Angeles 90012 Bldg - 438,095

Office
A532 PH Health - Wilshire 3530 Wilshire Blvd Public Health Leased Multi Use 101,920 NONE

Metroplex Building Los Angeles 90010 Bldg - 113,027
Office

B922 DPSS - Wilshire Special 2415 W 6th St. Public Social Leased Multi Use 42,065 NONE
District Office Los Angeles 90057 Services Bldg - 46,228

Office
B695 PH - lmmuniz&Envir 695 S Vermont Ave Public Health Leased Multi Use 118,605 NONE

HealthlMental Health Los Angeles 90010 Bldg - 125,622
Office
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FACILITY LOCATION POLICY ANALYSIS

Proposed lease renewal: Nine and Seven-year Lease agreements for Superior Court,
Child Support Services Department, Public Defender and Department of Mental Health —

600 South Commonwealth Avenue, Los Angeles — Second District.

A. Establish Service Function Category — Local administrative office and courthouse.

B. Determination of the Service Area —The proposed lease will allow Superior Court,
CSSD, PD and DMH to consolidate administrative functions housed in the building to
continue to provide continuity of operations.

C. Apply Location Selection Criteria to Service Area Data

• Need for proximity to service area and population: Superior Court is most effective
within a courthouse and CSSD and PD are most effective when locating
administrative functions within close proximity to Superior Court and consolidating
administrative functions within one building. DMH also needs to be in this service
area. This location meets the service area criteria and remains in an appropriate
area.

• Need for proximity to existing County facilities: Superior Court is located in the
building, along with CSSD, PD and DMH facilitating the sharing of facility
resources.

• Need for proximity to Los Angeles Civic Center: The current site provides a central
location, seven miles east of Downtown Los Angeles and is easily accessible by
freeway, with access to public transportation.

• Economic Development Potential: N/A

• Proximity to public transportation: The location is adequately served by local transit
services including the City of Los Angeles Bus Line.

• Availability of affordable housing for County employees: The surrounding area
provides for affordable housing and rental opportunities.

• Use of historic buildings: N/A

• Availability and compatibility of existing buildings: There is no space available in
existing County-owned buildings to meet the departments service needs.
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• Compatibility with local land use plans: The proposed use is consistent with the
building’s use, zoning, and not in conflict with the goals of the City of Los Angeles.
The Department of Public Works inspected the facility and found it suitable for
County occupancy. A notification letter has been sent pursuant to Government
Code Section 25351.

• Estimated acquisition/construction and onqoinq operational costs: The initial
annual maximum costs associated with the proposed lease are $6,468,814 which
includes base rent of $$2,974,235, parking of $679,500, and up to $2,81 5,079 in
additional TI costs. The rental costs for Superior Court and PD are 100 percent
funded from net County costs, which are primarily sourced from County property
tax revenues. The costs for Superior Court will be reimbursed to the County from
the Judicial Council of the State of California. The rental costs for CSSD is funded
100 percent from State and Federal funds. The rental costs for the DMH are
funded by Mental Health Services Act funds and other State and Federal funding
sources.

0. Analyze results and identify location alternatives

Based upon the space and service needs of the departments, CBRE surveyed the
immediate area to determine the availability of comparable and more economical site
alternatives.

Based upon a review of available industry data, CBRE, CEO’s representative, has
established that the annual average rental rate for similar space is $29.1 7 per square
foot per year on a full-service gross basis. Therefore, the base annual rent of $28.80
per square foot per year full-service gross for the proposed lease renewal, represents
a rate below the average market rate for the area.

E. Determine benefits and drawbacks of each alternative based upon functional
needs, service area, cost and other Location Selection Criteria

The renewal of the subject lease agreements for all of the departments will continue
to provide suitable court and office space for administrative programs, which is
consistent with the County’s Facility Location Policy, adopted by the Board of
Supervisors on July 24, 2012. The lease renewals will allow the departments to
provide continuity of operations. The cost to move to another location would require
additional TIs that would probably further increase overall costs.
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the______ day of

_______

20 between 600 COMMONWEALTH, L.P., a California limited partnership
(“Landlord”), and COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant”
or “County”).

Landlord and Tenant agree:

BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this
Section 1, unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for 600 COMMONWEALTH, L.P.
Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate

Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

HOA.102647621.6 1



c. Premises: Approximately 58,525 rentable square feet,
including 18,164 rentable square feet
located on the third floor of the Building
(“Suite 300”), 2,135 rentable square feet
located on the fourth floor of the Building
(“Suite 400”), 19,113 rentable square feet
located on the fourteenth floor of the
Building (“Suite 1400”), and 19,112
rentable square feet located on the
sixteenth floor of the Building (“Suite
1600”), as shown on Exhibit A attached
hereto (Suites 300, Suite 400, Suite 1400,
and Suite 1600 collectively, the Premises).

d. Building: The building located at 600 Commonwealth
Avenue, Los Angeles, CA, 90005, which is
currently assessed by the County Assessor
as APN 5077-006-011, together with any
related land, improvements, parking
facilities, common areas, driveways,
sidewalks and landscaping (the “Building”);

e. Term: Seven (7) years, commencing upon mutual
execution of the Lease (the
“Commencement Date”), and terminating at
midnight on the day before the eighth (8th)

annual anniversary of the Commencement
Date (the “Termination Date”), subject to
earlier termination by Tenant as provided
herein. The phrase “Term of this Lease” or
“the Term hereof” as used in this Lease, or
words of similar import, shall refer to the
initial Term of this Lease together with any
additional Extension Term for which an
option has been validly exercised.

f. Projected [Intentionally omitted]
Commencement Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $140,460.00 per month (which is based
upon a rental rate of $2.40 per rentable
square foot, adjustable only as provided in

HOA 102647621.6 2



Section 5 hereof). Base Rent for the first
(1st) year of the Term shall be
$1,685,520.00 (adjustable as provided in
Section 5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 58,525 square feet
the Premises:

k. Initial Departmental Use: Superior Courts and General office use, or
any other lawful governmental purpose not
incompatible with other uses in the
Building, subject to Section 6.

Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
allocation is currently 117 parking spaces) at
the Building’s prevailing rates, which are
currently $125 per stall per month, subject to
change, and additional stalls above the
permitted ratio on a month-to-month basis at
one hundred twenty percent (120%) of the
Building’s prevailing rates, which adjusted rates
are currently $150 per stall per month, subject
to change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 234 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 a.m. to 6:00 p.m. Monday through
Friday and 9:00 am. to 1:00 p.m.
Saturdays, except New Year’s Day,
President’s Day, Memorial Day,
Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the
days such holidays are generally
observed), and to the extent of utilities or
services provided by union members
engaged at the Building, such other
holidays observed by such unions.

HOA102647621.6 3



n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201
prepared by the Department of Public
Works.

p. Disabled Access Survey A report dated 201
prepa red by the Department of Public
Works.

1.2 Defined Terms Relating to Landlord’s Work Letter

a. Tenant Improvement $585,250.00 (which is based upon the rate
Allowance: of $10.00 per rentable square foot)

b. Tenant’s TI Contribution: $7,023,000.00 (which is based upon the
rate of $120.00 per rentable square foot)

c. Change Request [Intentionally Omitted]
Contingency

d. Tenant Improvement Seven percent (7%) per annum
Amortization Rate and
Change Request
Amortization Rate:

e. Tenant’s Work Letter Bryan Bell
Representative:

f. Landlord’s Work Letter Property Manager and/or an assigned staff
Representative: member of Landlord

g. Landlord’s Address for 600 COMMONWEALTH, L.P.
Work Letter Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

600 COMMONWEALTH, L.P.
3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

HOA.102647621.6 4



h. Tenant’s Address for County of Los Angeles
Work Letter Notice: Chief Executive Office - Real Estate

Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

1.3 Exhibits to Lease Exhibit A- Floor Plan of Premises
Exhibit B- Commencement Date

Memorandum and Confirmation
of Lease Terms

Exhibit C- Form of Payment Voucher
Exhibit D- HVAC Standards
Exhibit E- Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance

and Attornment Agreement
Exhibit C -Tenant Estoppel Certificate
Exhibit H -Community Business Enterprises

Form
Exhibit I - Memorandum of Lease

1 .4 Landlord’s Work Letter Landlord’s Work Letter
Addendum A: Base Building

(Executed concurrently with Improvements
this Lease and incorporated Addendum B: Tenant Improvements
herein by this reference): Addendum C: Form of Preliminary and

Final TI Cost Statement
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from
Landlord, upon the terms and conditions herein set forth, the Premises described
in Section 1 1 and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord
and any other tenants of the Building: the entrances, lobbies, corridors and other
public areas of the Building, walkways, landscaped areas, driveways necessary
for access to the Premises, parking areas and other common facilities
designated by Landlord from time to time for common use of all tenants of the
Building. Tenant shall comply with all reasonable, non-discriminatory rules and
regulations regarding the use of the Common Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing
the Commencement Date by executing a Commencement Date
Memorandum and Confirmation of Lease Terms in the form attached
hereto as Exhibit B.

4.2 Termination Rights

Provided Tenant is not in material default under any material term or
provision contained in the Lease (e.g., Rent) beyond any applicable notice
and cure period, Tenant shall have a two-time right (“Termination Option”)
to terminate the Lease effective as of either (I) the last day of the thirty-
sixth (36th) month of the Term or (ii) the last day of the sixtieth (60th)
month of the Term (“Termination Date”), by giving no less than six (6)
months prior written notice to Landlord of such intent (“Termination
Notice”). If Tenant timely and properly exercises the Termination Option,
the Lease shall expire on the Termination Date with the same force and
effect as if such date were the stated expiration date of the Lease and
Landlord and Tenant shall have no further obligations under the Lease
after the Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease. In the event that
such Termination Option is exercised, Tenant shall pay to Landlord a
termination fee in an amount equivalent to the unamortized balance
remaining to be reimbursed to Landlord of the Tenant Improvement Costs
(as such term is defined in the Work Letter) (the “Termination Fee”). For

HOA.102647621.6 6



purposes of calculating the Termination Fee, the costs described above
shall be amortized over the eighty-four (84) months of the Term. Tenant
shall pay the Termination Fee at the time of delivery of the Termination
Notice to Landlord. If Tenant fails to timely deliver the Termination Notice
or pay the Termination Fee, Tenant shall be considered to have elected
not to exercise the Termination Option. The rights contained in this
Section 4.2 shall be personal to the originally named Tenant and may be
exercised only by the originally named Tenant (and not any assignee,
sublessee, or other transferee of Tenant’s interest in this Lease) and only
if the originally named Tenant occupies the entire Premises as of the date
it exercises the Termination Option in accordance with the terms of this
section.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the
Term hereof within fifteen (15) days after (a) the Commencement Date,
and (b) the first day of each calendar month thereafter, provided that prior
to the Commencement Date, Landlord must file with the Auditor of the
County of Los Angeles a payment voucher for the Base Rent attributable
to the initial month(s) of the Term up to and including June of the first year
during the Term, and annually thereafter, on or before June 15 of each
subsequent calendar year, for the Base Rent attributable to the following
twelve (12) months (i.e., beginning July 1). Landlord shall submit such
payment vouchers in the same form as Exhibit C attached hereto, along
with a completed IRS form W-9 and evidence of insurance in compliance
with Section 20.1. If Landlord fails to timely file any payment voucher as
required pursuant to this Section 5.1, then Tenant shall not be required to
pay Base Rent to Landlord until fifteen (15) days after Landlord files such
payment voucher for the applicable period. Base Rent for any partial
calendar month during the Term shall be prorated in proportion to the
number of days during the Term within such calendar month.

5.2 Base Rent Adjustments

From and after the first (1st) anniversary of the Commencement Date, on
the first day of the first full calendar month thereafter (the “Adjustment
Date”) and on every anniversary of the Adjustment Date thereafter, Base
Rent shall be increased by four percent (4%) of the Base Rent payable in
the immediately preceding month. Thus, the monthly installment of Base
Rent shall be as follows:

Year of Term Monthly Installment of Rate per Rentable
Base Rent Square Foot

HOA.102647621.6 7



1 $140,460.00 $2.40

2 $146,078.40 $2.50

3 $151,921.54 $2.60

4 $157,998.40 $2.70

5 $164,318.33 $2.81

6 $170,891.07 $2.92

7 $177,726.71 $3.04

6. USES

Landlord agrees that the demised Premises, together with all appurtenances
thereto, shall be used by the Tenant for the government department set forth in
Section 1.1 or for any other governmental purposes or other lawful purposes that
do not materially adversely interfere with other uses in the Building, during
Normal Working Hours, after Normal Working Hours, and on weekends and
holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the
expiration of the term of this Lease, such occupancy shall be a tenancy which is
terminable only upon thirty (30) days written notice from Landlord or thirty (30)
days written notice from the Chief Executive Officer of Tenant at the last monthly
Base Rent payable under this Lease (as such Base Rent may be adjusted from
time to time in accordance with Article 5 above), plus any other charges payable
under this Lease, and subject to all of the terms, covenants and conditions of this
Lease. All options, rights of first refusal, concessions and discounts, if any,
granted under this Lease shall be deemed terminated and of no force or effect
during such holdover period. In the event of Tenant holdover, the monthly
installment of Base Rent, shall be increased to one hundred twenty-five percent
(125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one
hundred fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term
hereof regulating the use, occupancy or improvement of the Premises by Tenant
(“Applicable Laws”). Landlord, not Tenant, shall, at its sole cost, at all times
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cause the Premises and the Building to comply with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect and binding
upon Tenant or Landlord during the term hereof, including but not limited to the
Americans with Disabilities Act, except to the extent such compliance is made
necessary as a result of Tenant’s particular use of or alterations or improvements
to the Premises. Tenant shall not use the Premises, or permit the Premises to
be used, in any manner which: (a) violates any Applicable Law; or (b) causes or
is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable
to all tenants in the Building.

9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause /

rendering the Premises totally or partially inaccessible or unusable, and
the Premises may be restored to a complete architectural unit of the same
value, condition and character that existed immediately prior to such
casualty in less than one hundred eighty (180) days after the date of the
damage or destruction, then Landlord shall promptly, upon written notice
from Tenant to Landlord of such damage and at Landlord’s expense,
repair such damage, and this Lease shall continue in full force and effect.
If all or any portion of the Premises shall be made unusable by fire or
other casualty, Landlord shall immediately secure the area to prevent
injury to persons and/or vandalism to the improvements. Landlord shall
promptly, but in any event within ten (10) days, cause an architect or
general contractor selected by Landlord to provide Landlord and Tenant
with a written estimate of the amount of time required to substantially
complete the repair and restoration of the Premises and make the
Premises leasable again using standard working methods. The failure to
do so shall be a material default hereunder. Base Rent shall abate to the
extent that the Premises are unusable by Tenant. Tenant waives the
provisions of California Civil Code Sections 1932(2) and 1933(4) with
respect to any partial or total destruction of the Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause
rendering the Premises totally or partially inaccessible or unusable, and
the Premises will not be restored to a complete architectural unit of the
same value, condition and character that existed immediately prior to such
casualty in less than one hundred eighty (180) days for any reason, then
Tenant may terminate this Lease by giving Landlord written notice within
ten (10) days after Tenant’s receipt of written notice from Landlord or its
agents specifying such time period of repair; and this Lease shall
terminate and the Base Rent shall be abated from the date the Premises

HOA.102647621.6 9



became unusable. If Tenant does not elect to terminate this Lease, then
Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds
are available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or
Tenant may terminate this Lease by giving notice to the other not more
than thirty (30) days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such
destruction, and

c. This Lease shall terminate as of the date which is thirty (30) days
after such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for
in this Section 9, and Landlord thereafter fails to diligently prosecute said
repair and restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct
the cost thereof, plus interest thereon at ten percent (10%) per
annum, from the next installment(s) of Base Rent due as a charge
against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on
the Commencement Date:

The Premises, the Building, and all Common Areas
(including electrical, heating, ventilating, and air conditioning
(“HVAC”), mechanical, plumbing, gas and fire/life safety
systems in the Building and similar building service systems)
comply with all current laws, codes, and ordinances,
including but not limited to the Americans With Disabilities
Act, and are in reasonably good working order and condition;

HOA.102647621.6 10



ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s
requirements;

iii. The Premises, the Building and the Common Areas are free
of the presence of Hazardous Materials (as hereinafter
defined), except for routine office and janitorial supplies in
usual and customary quantities for offices stored, used and
disposed of in accordance with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of
any law or regulation.

b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as
defined in Section 1.1) that the Premises and the Common Areas
contain no asbestos containing materials (other than as may be
reflected in the Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938,
Landlord hereby states that the Premises and the Common Areas”
have not undergone inspection by a Certified Access Specialist. A
Certified Access Specialist (CASp) can inspect the subject
premises and determine whether the subject premises comply with
all of the applicable construction-related accessibility standards
under state law. Although state law does not require a CASp
inspection of the subject premises, the commercial property owner
or lessor may not prohibit the lessee or tenant from obtaining a
CASp inspection of the subject premises for the occupancy or
potential occupancy of the lessee or tenant, if requested by the
lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making
any repairs necessary to correct violations of construction-related
accessibility standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not
affect the Landlord’s and Tenant’s respective responsibilities for
compliance with any design and construction related accessibility
obligations as provided under this Lease or any Work Letter.
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10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility
of Landlord. Landlord shall keep and maintain in good repair and
working order and promptly make repairs to and perform
maintenance upon and replace as needed the following at
Landlords sole cost and expense:

the structural elements of the Building, including without
limitation, all permanent exterior and interior walls, floors and
ceilings, foundations, concrete slab and footings, roof, roof
membrane, roof covering, concealed plumbing, stairways,
concealed electrical systems and intra-building telephone
network cables;

ii. mechanical (including HVAC), electrical, plumbing and
fire/life systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and

v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all
maintenance and repairs to the Premises, and shall keep the
Premises in good condition and repair, reasonable wear and tear
excepted. Landlord’s repair obligations include, without limitation,
repairs to:

the floor covering (if such floor covering is carpet tiles it shall
be replaced as needed as a result of damage such as frays,
tears, or holes, and like damage);

ii. painting interior partitions (which shall be repainted as
needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted
as needed);

vi. interior ceiling
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vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records,
or other documentation as may be reasonably requested from time to time

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and
subject to Section 20.4 hereof, Tenant shall be responsible for (i) the cost
of repairing any area of the Building damaged by Tenant or by Tenant’s
agents, employees, invitees or visitors, and (ii) the repair of low voltage
electronic, phone and data cabling and related equipment that is installed
by or for the exclusive benefit of Tenant. All repairs and replacements
shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or
delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of
the Building structure and/or the Building systems, and/or anything
that could cause material disruption to Tenant’s business) to
Landlord of an event or circumstance which requires the action of
Landlord with respect to repair and/or maintenance, and if Landlord
fails to provide such action within a reasonable period of time given
the circumstances after the giving of such notice, but in any event
not later than five (5) business days after the giving of such notice,
then Tenant may proceed to take the required action (provided,
however, that no such notice shall be required in the event of an
emergency which threatens life or where there is imminent danger
to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this
provision. If such action was required under the terms of this Lease
to have been taken by Landlord and was not taken by Landlord
within such period (unless such notice was not required as provided
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above), and Tenant took such required action, then Tenant shall be
entitled to prompt reimbursement by Landlord of Tenant’s
reasonable costs and expenses in having taken such action plus
interest thereon at ten percent (10%) per annum. If not reimbursed
by Landlord within ten (10) days, Tenant shall be entitled to deduct
from Base Rent payable by Tenant under this Lease the amount
set forth in its invoice for such work. The remedies provided in this
Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary,
Tenant, at its sole discretion, acting through the Chief Executive
Office, may request that the Landlord perform, supply and
administer any repairs, maintenance, building services and/or
alterations that are the responsibility of the Tenant, in which case
Tenant shall promptly reimburse Landlord for such cost, provided
that the cost of any such repairs, maintenance, building services
and/or alterations that are the responsibility of Tenant shall not
exceed $5,000. Any improvements by Landlord shall be subject to
(i) the Work Letter provisions regarding selection and bidding of
contractors, Landlord-Tenant coordination and audit rights, and
Tenant remedies found in, but not limited to, Sections 4 through 13
of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-
0300, effective November 22, 2016, delivered to Landlord and
incorporated by reference herein.

11. SERVICES AND UTILITIES

11.1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning
(“HVAC”), during Normal Working Hours in amounts required for
the use and occupancy of the Premises for normal office purposes
to a standard comparable to other first-class buildings and not less
than the standard set forth in Exhibit D attached hereto. If Tenant
needs HVAC outside of Normal Working Hours, Tenant shall
provide no less than forty-eight (48) hours’ prior notice to Landlord
and pay as additional rent the costs of after-hour HVAC at the
Building’s prevailing rates without mark-up, which prevailing rates
are currently $180.00 per hour (two hour minimum), subject to
change.
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b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not
less than seven (7) watts of electric current (connected load) per
square foot of Rentable Square Feet in the Premises, for power
and lighting and electric current for HVAC, and Landlord shall
provide the existing or new transformers or sub-panels on each
floor of the Premises necessary for Tenant to utilize such capacity
in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to
the Premises during Normal Working Hours. During all other hours,
Landlord shall furnish passenger elevator cab service in the
elevator bank serving the Premises on an as needed basis, and, by
prior arrangement with Landlord’s building manager, freight elevator
service.

d. Water

Landlord shall make available warm and cold water for normal
lavatory and potable water meeting all applicable governmental
standards for drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable
janitorial service five (5) nights per week (holidays excluded),
generally consistent with that furnished in comparable office
buildings in the County of Los Angeles, but not less than the
services set forth in the specifications set forth in Exhibit E attached
hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to
the Building, Premises and Common Areas on a seven (7) day per
week, twenty-four (24) hour per day basis, subject to compliance
with such reasonable security measures as shall from time to time
be in effect for the Building, unless closure of the Premises is
required due to maintenance, repair, safety concerns, destruction,
condemnation, or other reasons necessary for the restriction of
access to such area.
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g. Pest Control

As needed, Landlord at its sole cost and expense shall provide
interior and exterior pest control inspections and remediation
frequency is to be determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense, shall provide
security services at a standard similar to other comparable
buildings in Los Angeles. Landlord shall, at Tenant’s sole cost and
expense, relocate the security gating system on the ground floor of
the Building to the 16th floor of the Building.

11.2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use
of the sewer, effluent treatment (when and if imposed by any
governmental authority), all water, sprinkler standby charges, electricity,
gas, heating and common area power and lighting, trash removal service,
fire/life safety systems, charges associated with the HVAC, and other
utility rents and charges accruing or payable in connection with the
Premises and the Common Areas during the Term of this Lease or any
renewal, extension, or holdover thereof, whether the same are pro-rated
or measured by separate meters. In the event Landlord fails or refuses to
pay any or all of such charges when due, Tenant may give Landlord ten
(10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due
as a charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real
property taxes, assessments and special assessments which may be levied or
assessed against the Premises or the Building during the term of this Lease or
any renewal or holdover period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments
when due, Tenant may, at its sole discretion, give Landlord thirty (30) calendar
days prior written notice and thereafter pay such taxes and assessments and
deduct the payments from the next installments of rent due as a charge against
the Landlord.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable
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purpose. If Landlord temporarily closes any portion of the Building or the
Premises, Base Rent shall be prorated based upon the percentage of the
Premises or the Building rendered unusable and not used by Tenant.
Notwithstanding the foregoing, Landlord shall have the right at any and all times,
without prior notice, to enter the Premises in the event of an emergency.

14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute
a material default and breach of this Lease by Tenant (Default”):

a. the failure by Tenant to make any payment of Base Rent or any
other payment required to be made by Tenant hereunder (except to
the extent an offset is expressly permitted hereunder) as and when
due, and the failure continues for a period of ten (10) days after
written notice to Tenant;

b. the failure by Tenant to observe or perform any of the other
covenants, conditions or provisions of this Lease, where such
failure shall continue for a period of thirty (30) days after written
notice from Landlord specifying in detail the nature of the default;
provided, however, if more than thirty (30) days are reasonably
required for its cure then Tenant shall not be deemed to be in
default if Tenant commences such cure, within said 30-day period
and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured
within the time periods set forth above, it shall be lawful for Landlord to
terminate this Lease upon the giving of written notice to Tenant. In
addition thereto, Landlord shall have such other rights or remedies as may
be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or
Tenant’s right to indemnification under any indemnification clause or
clauses set forth in this Lease. Under no circumstances shall Tenant be
liable for punitive damages, lost profits, speculative, consequential or
other such damages.
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15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlord’s default provided by Sections
9.4, 10.4, 19, 21.2 and 32.3, Landlord shall be in default (“Landlord
Default”) in the performance of any obligation required to be performed by
Landlord under this Lease if Landlord has failed to perform such obligation
within thirty (30) days after the giving of written notice with respect thereto
by Tenant (which notice shall be, if appropriate, the same notice given
under Section 10.4); provided, however, that if the nature of the Landlord
Default is such that the same cannot reasonably be cured within such
thirty (30) day period, Landlord shall not be deemed to be in Landlord
Default if Landlord shall within such period commence such cure and
thereafter diligently prosecute the same to completion. If the Landlord
Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord
Default is not cured within the foregoing cure period, then Tenant shall
have the right, at its option, with or without further notice or demand of any
kind to Landlord or any other person, to any one or more of the following
described remedies in addition to all other rights and remedies provided at
law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof
(including but not limited to attorneys’ fees) plus interest at the rate
of ten percent (10%) per annum from the installments of Base Rent
next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages
against Base Rent next coming due (provided that under no
circumstances shall Landlord be liable for punitive damages, lost
profits, speculative, consequential or other such damages); and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the
repair, replacement, correction or maintenance required to restore any
affected services, or to perform any other obligations to the standard
prescribed in this Lease, nor shall this Section be construed to obligate
Tenant to undertake any such work.
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15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default
where the failure promptly to cure such default would, in the reasonable
opinion of Tenant, create or allow to persist an emergency condition, or
materially and adversely affect the operation of Tenant’s business in the
Premises.

16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease
or sublet the whole or any part of the Premises without first obtaining
Landlord’s prior consent; provided, however, that (i) Tenant shall notify
Landlord within five (5) business days of such assignment, subletting or
other transfer, (ii) the assignee or sublessee’s use shall not interfere with
or violate any other tenant’s use (including exclusive uses), or contractual
rights; and (iii) no such assignment, subletting or other transfer shall
relieve Tenant of any liability under this Lease unless Landlord has given
its written consent thereto, which Landlord shall not unreasonably withhold
if the assignee has a financial condition which is reasonably sufficient for it
to be responsible for all future obligations under this Lease.

16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations
of Landlord accruing under this Lease after the sale or conveyance shall
be binding upon the new owner, and Landlord shall be released from all
liability under this Lease accruing subsequent to such sale or conveyance,
provided that the transferee assumes Landlord’s remaining obligations
hereunder in writing. Nothing in this Section 16.2 shall be deemed to
release Landlord’s successor in interest from responsibility for any
condition (including but not limited to deferred maintenance) existing on
the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the
following information to Tenant, at Tenant’s Address for Notice, as a
condition of Tenant’s obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded
deed), or a letter from the transferor confirming that the Building
was transferred to the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom
Base Rent should be paid;
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ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including
phone number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner

17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions,
or utility installations in or about the Premises (collectively, “Alterations’)
without first obtaining the written consent of Landlord, which consent shall
not be unreasonably withheld, conditioned or delayed. However,
Landlord’s consent shall not be required for any Alteration that satisfies all
of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary
business office operations of other tenants in the Building; and

e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such
request, Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of
Landlord and remain upon and be surrendered with the Premises at the
expiration of the Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of
this Lease and the Commencement Date, there is any taking of all or any
part of the Premises or any interest in this Lease by Condemnation (as
defined below), this Section shall determine the rights and obligations of
Tenant and Landlord. “Condemnation” shall mean the exercise of any
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governmental power to take title to any portion of the Premises, whether
by legal proceedings or otherwise, by a Condemnor (as defined below) or
a voluntary sale or transfer by Landlord to any Condemnor either under
threat of a Condemnor’s exercise of such power or while legal
proceedings are pending for the exercise of such power. “Condemnor”
shall mean any public or quasi-public authority, or private corporation or
individual, having the power of Condemnation.

18.2 TotalTaking

If the Premises are totally taken by Condemnation, this Lease shall
terminate on the date the Condemnor has a right to possession of the
Premises (the “Date of Taking”).

18.3 PartialTaking

If any portion, but not all, of the Premises is taken by Condemnation, this
Lease shall remain in effect, except that Tenant may elect to terminate this
Lease if, in Tenant’s reasonable judgment, the remaining portion of the
Premises (including the space available for parking) is rendered
unsuitable for Tenant’s continued use of the Premises. If Tenant elects to
so terminate this Lease, Tenant must exercise its right to terminate by
giving notice to Landlord within thirty (30) days after the date that the
nature and the extent of the Condemnation have been determined (the
“Determination Date”), which notice shall set forth the date of termination.
Such termination date shall not be earlier than thirty (30) days nor later
than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if
the Date of Taking falls on a date before the date of termination as
designated by Tenant. If Tenant does not so notify Landlord within thirty
(30) days after the Determination Date, all obligations of Tenant under this
Lease shall remain in effect, except that Base Rent shall be equitably
abated in proportion to the degree to which Tenant’s use of the Premises
is impaired by such Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after
the Determination Date, Landlord notifies Tenant that Landlord, at its sole
cost, will add to the remaining Premises so that the Premises and the
space available for parking, will be substantially the same (as reasonably
determined by Tenant) after the Date of Taking as they were before the
Date of Taking, and Landlord commences the restoration promptly and,
subject to reasonable allowance for delays that are not caused by
Landlord, completes it within ninety (90) days after Landlord so notifies
Tenant, then this Lease shall continue in effect. In such event, all
obligations of Tenant under this Lease shall remain in effect, except that
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Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and
Tenant as their respective interests may appear. “Award” shall mean all
compensation, sums or anything of value awarded, paid or received on a
total or partial Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the
Superior Court to terminate this Lease in the event of a partial taking of
the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity

Landlord shall indemnify, defend and hold harmless Tenant from and
against any and all liability, loss, injury or damage, demands, claims,
actions, fees, costs and expenses (including reasonable attorney and
expert witness fees) arising from or connected with any injury or damage
to any person or property, occurring in or about the Building or Premises
as a result of any negligent act, omission or willful misconduct of Landlord,
its officers, employees, agents, contractors, licensees, guests, or visitors,
or arising from any breach or default under this Lease by Landlord. The
foregoing provisions shall not be construed to make Landlord responsible
for loss, damage, liability or expense resulting from injuries to third parties
caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and
against any and all liability, loss, injury or damage, demands, claims,
actions, fees, costs and expenses (including reasonable attorney and
expert witness fees) arising from or connected with any injury or damage
to any person or property, occurring in or about the Building or Premises
as a result of any negligent act, omission or willful misconduct of Tenant,
its officers, employees, agents, contractors, licensees, guests, or visitors,
or arising from any breach of default under this Lease by Tenant. The
foregoing provisions shall not be construed to make Tenant responsible
for loss, damage, liability or expense resulting from injuries to third parties
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caused by the sole negligence or willful misconduct of Landlord, or its
officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance
requirements will be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and
waive their rights of recovery against the other for damage to their
respective property arising from perils insured in the Causes-of-Loss
Special Form (ISO form CP 10 30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the
term of this Lease, and until all of its obligations pursuant to this Lease
have been met, Landlord shall provide and maintain at its own expense
insurance coverage satisfying the requirements specified in this Lease.
These minimum insurance coverage terms, types and limits (the
“Required Insurance”) also are in addition to and separate from any other
contractual obligation imposed upon Landlord pursuant to this Lease. The
Tenant in no way warrants that the Required Insurance is sufficient to
protect the Landlord for liabilities which may arise from or relate to this
Lease.

a. Evidence of Coverage and Notice to Tenant

Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant,
and a copy of an Additional Insured endorsement confirming that Tenant
and Tenant’s Agents (defined below) are named as Additional Insureds
under the Landlord’s Commercial General Liability policy, shall be
delivered to Tenant at the address shown below and provided prior to the
Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days
prior to Landlord’s policy expiration dates. The Tenant reserves the right
to obtain complete, certified copies of any required Landlord insurance
policies should litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed
by an authorized representative of the insurer(s). The Insured party
named on the Certificate shall match the name of the Landlord identified in
the Lease. Certificates shall provide the full name of each insurer
providing coverage, its NAIC (National Association of Insurance
Commissioners) identification number, its financial rating, the amounts of
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any policy deductibles or self-insured retentions exceeding twenty-five
thousand ($25,000.00) dollars, and list any Tenant required endorsement
forms. Notwithstanding the foregoing, financial ratings need not be shown
on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure
to object to a non-complying insurance certificate or endorsement, or any
other insurance documentation or information provided by the Landlord, its
insurance broker(s) and/or insurer(s), shall be construed as a waiver of
any of the Required Insurance provisions.

Certificates and copies of any required endorsements, notices of
cancellation shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any
third party claim or suit filed against Tenant and known to Landlord which
arises from or relates to this Lease, and in Landlord’s reasonable
judgment is likely to result in the filing of a claim or lawsuit against
Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents,
Employees and Volunteers (collectively, “Tenant’s Agent&’), shall be
named as additional insureds under Landlord’s Commercial General
Liability Insurance policy with respect to the Building. Tenant’s additional
insured status shall apply whether liability is attributable to the Landlord,
Tenant or Tenant’s Agents. The full policy limits and scope of protection
also shall apply to the Tenant as an additional insured, even if they
exceed the Tenant’s minimum Required Insurance specifications set forth
herein. Use of an automatic additional insured endorsement form is
acceptable, provided that it satisfies the Required Insurance provisions set
forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies
shall contain a provision that the Tenant shall receive, written notice of
cancellation or any change in Required Insurance, including insurer, limits
of coverage, term of coverage or policy period. The written notice shall be
provided to the Tenant at least ten (10) days in advance of cancellation for
non-payment of premium and thirty (30) days in advance for any other
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cancellation or policy change. Failure to provide written notice of
cancellation or any change in Required Insurance (“Insurance Notice”)
may constitute a material breach of the Lease, in the sole discretion of the
Tenant. Should Landlord or its insurers fail to provide the required
Insurance Notice within thirty (30) days of written notice from Tenant that it
did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.

d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it
maintains the Required Insurance shall constitute a material breach of the
Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do
business in California and reasonably acceptable to the Tenant, with an
A.M. Best rating of not less than A:VIl, unless otherwise approved by the
Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this
Lease, shall be primary with respect to all other sources of coverage
available to Tenant. Any Tenant maintained insurance or self-insurance
coverage shall be in excess of and not contribute to any Landlord
coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives
its and its respective insurer(s) rights of recovery against the other party
under all required insurance policies for any loss arising from or related to
this Lease. Landlord and Tenant shall require their respective insurers to
execute any waiver of subrogation endorsements which may be
necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require
Landlord to reduce or eliminate policy deductibles and SIRs as respects
the Tenant, or to provide a bond guaranteeing Landlord’s payment of all
deductibles and SIRs, including all related claims investigation,
administration and defense expenses. Such bond shall be executed by a
corporate surety licensed to transact business in the State of California.
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i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any
policy retroactive date shall precede the start date of this Lease. Landlord
understands and agrees it shall maintain such coverage for a period of not
less than three (3) years following Lease expiration, termination or
cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies
which provide coverage as broad as (i.e., “follow form” over) the
underlying primary policies, to satisfy the Required Insurance provisions.

k. Separation of lnsureds

All liability policies shall provide cross-liability coverage as would be
afforded by the standard ISO (Insurance Services Office, Inc.) separation
of insureds provision with no insured versus insured exclusions or
limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the
Required Insurance provisions, conditioned upon Tenant’s determination
of changes in risk exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits
of not less than:

General Aggregate: $ 2 million
Products/Completed Operations $ 1 million
Aggregate:
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ I million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement
through use of a program of self-insurance. A certificate evidencing insurance coverage
or letter evidencing self-insurance will be provided to Landlord after execution of this
Lease at Landlord’s request.
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20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent
to ISO policy form CG 00 01, naming Tenant and Tenant’s Agents as an
additional insured, with limits of not less than:

General Aggregate: $ 10 million
Products/Completed Operations $ 10 million
Aggregate:
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any
furniture or furnishings which will become the property of
Tenant upon expiration of the Term, and on all modular
furniture installed in the Premises; this coverage shall be at
least as broad as that provided by the Causes-of-Loss
Special Form (ISO form CP 10 30), excluding earthquake
and including flood and ordinance or law coverage.

ii. Be written for the full replacement cost of the Property, with
a deductible no greater than $250,000 or 5% of the Property
value, whichever is less. Insurance proceeds shall be
payable to the Landlord and Tenant, as their interests may
appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking
spaces for each one thousand (1,000) rentable square feet of Tenant’s
leased Premises, which allocation is currently one hundred seventeen
(117) unreserved parking spaces, for the Term of this Lease at the
Building’s prevailing parking rates, which are currently $125.00 per
unreserved space per month, subject to change. Tenant may lease
additional parking spaces on a month to month basis at one hundred
twenty percent (120%) of the Building’s prevailing parking rates, which
adjusted rates are currently $150.00 per unreserved space per month,
subject to change. Notwithstanding the foregoing, in no event shall the
total number of parking spaces leased by Tenant pursuant to this Section
21.1 exceed four (4) spaces per one thousand (1,000) rentable square
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feet of Tenant’s leased Premises, which total number is currently two
hundred thirty-four (234) parking spaces. Tenant acknowledges that all
such parking spaces are to be used on a non-exclusive basis by Tenant
and other tenants, occupants, licensees, invitees and permittees of the
Building. No tandem parking shall be required, and Tenant shall be
entitled to full in/out privileges. Tenant’s parking rights shall be subject to
reasonable parking rules and regulations adopted by Landlord (or, at
Landlord’s option, the operator or lessee of the parking facilities) from time
to time, provided that such procedures shall be uniformly applied to all
tenants. The cost of any parking spaces leased by Tenant hereunder
shall be payable by Tenant on the first day of each calendar month of the
Term of this Lease in addition to the Base Rent in Article 5.

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease
for the entire Term of this Lease and that it would be impracticable and
extremely difficult to fix the actual damages for a breach of such
provisions. It is therefore agreed that if, for any reason whatsoever, a
material number of the parking spaces required above are not available to
Tenant (in addition to the rights given to Tenant under Section 14 and
Sections 9 and 18 in the event of casualty or condemnation), then Tenant
shall provide thirty (30) days written notice to Landlord and Landlord shall
have thirty (30) days to cure; provided, however, if more than thirty (30)
days are reasonably required for its cure then Landlord shall not be
deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If
at the end of the thirty (30) day period, Landlord has not cured or
commenced to cure, then Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter,
or

b. deduct from the Base Rent thereafter accruing hereunder an
amount each month equal to the Base Rent times the percentage
of parking spaces not so provided (excluding any parking spaces
that Landlord provides alternative parking arrangements for
pursuant to this Section 21 .1) multiplied by a factor of 1 .5, but such
deduction from Base Rent shall not be more than ten percent (10%)
of the Base Rent.
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22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees
agents, customers, visitors, invitees, licensee, contractor, assignees or
subtenants to cause or permit, any Hazardous Materials to be brought
upon, stored, manufactured, generated, blended, handled, recycled,
treated, disposed or used on, under or about the Premises, the Building,
or the Common Areas (“Tenant’s Hazardous Materials”), except for routine
office and janitorial supplies in usual and customary quantities stored,
used and disposed of in accordance with all applicable Environmental
Laws. As used herein, “Hazardous Materials” means any chemical,
substance, material, controlled substance, object, condition, waste, living
organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to
the environment due to its radioactivity, ignitability, corrosivity, reactivity,
explosivity, toxicity, carcinogenicity, mutagenicity, phytotoxicity,
infectiousness or other harmful or potentiaNy harmful properties or effects,
including, without limitation, molds, toxic levels of bacteria, tobacco smoke
within the Premises, petroleum and petroleum products, asbestos, radon,
polychiorinated biphenyls (PCBs), refrigerants (including those substances
defined in the Environmental Protection Agency’s “Refrigerant Recycling
Rule,” as amended from time to time) and all of those chemicals,
substances, materials, controlled substances, objects, conditions, wastes,
living organisms or combinations thereof which are now or become in the
future listed, defined or regulated in any manner by any Environmental
Law based upon, directly or indirectly, such properties or effects. As used
herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as
amended, enacted, issued or adopted in the future which are or become
applicable to Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to
Tenant) and hold harmless Tenant from and against any and all claims,
judgments, causes of action, damage, penalties, fines, taxes, costs,
liabilities, losses and expenses arising at any time during or after the Term
as a result (directly or indirectly) of, or in connection with, the presence of
Hazardous Materials on, under or about the Premises, Building or
Common Areas or other violation of laws relating to Hazardous Materials,
except for those caused or exacerbated by Tenant, its subtenants or its
assignees, or their respective contractors, clients, officers, directors,
employees, agents, or invitees. This indemnity shall include, without
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limitation, the cost of any required or necessary repair, cleanup or
detoxification, and the preparation and implementation of any closure,
monitoring or other required plans, as such action is required by local or
state laws or any governmental agency. Landlord shall promptly deliver to
Tenant a copy of any notice received from any governmental agency
during the Term of this Lease concerning the presence of Hazardous
Materials in the Building or the Premises. Landlord’s obligations pursuant
to the foregoing indemnity shall survive the expiration or termination of this
Lease. A default by Landlord under this Section shall constitute a material
default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days
prior written request from Landlord, execute, acknowledge and deliver to
Landlord or its designee a written statement in the form of Exhibit G attached
hereto (properly completed) but shall have no other obligation to deliver any
other form of estoppel certificate. It is intended that any such statement
delivered pursuant to this Section may be relied upon by a prospective purchaser
of Landlord’s interest in the Premises or a holder of any mortgage upon
Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

Landlord shall construct the Tenant Improvements in the manner set forth in
Landlord’s Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens
arising out of any work performed or materials ordered or obligations incurred by
Tenant. Landlord shall keep its interest in this Lease and the Premises free from
any liens which would impair the interest of Tenant hereunder and hereby
indemnifies and holds Tenant harmless from any liability or loss from any such
lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien
of any mortgages or deeds of trust now or hereafter in force against the
Building; provided, however, Tenant’s obligation to subordinate this Lease
is expressly conditioned upon Tenant receiving a written agreement in the
form of Exhibit F attached hereto and provided further that no such
subordination shall affect any option to extend the Term of this Lease,
right of first offer to lease additional premises, option to purchase, or right
of first offer to purchase the Building included herein.
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26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached
hereto, within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building
gives written notice of its name and address to Tenant by registered mail
and requests copies of any notice of default that Tenant serves upon
Landlord, Tenant agrees to use its best efforts (but without liability for
failure to do so) to give such mortgagee or beneficiary a copy of any
notice of default that Tenant serves upon Landlord hereunder which could
permit Tenant to terminate this Lease, along with an additional ten (10)
days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse
of time or otherwise, Tenant shall promptly and peacefully surrender the
Premises to Landlord in a “broom-clean” condition. Tenant may (but shall not be
required to) remove, at its own expense, all fixtures, equipment and all other
personal property placed or installed in or upon the Premises by Tenant, or under
its authority (including any modular furniture). If Tenant fails to remove any such
items (“Abandoned Items”) or repair such damage promptly after the expiration
or earlier termination of the Lease, Landlord may, but need not, do so with no
liability to Tenant, and Tenant shall pay Landlord the cost thereof upon demand.
Notwithstanding the foregoing to the contrary, in the event that Landlord gives its
consent, pursuant to the provisions of Section 17.1 of this Lease, to allow Tenant
to make an Alteration in the Premises, Landlord agrees, upon Tenant’s written
request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration
at the end of the Lease Term.

28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display
any signs on the exterior or roof of the Building or in the Common Areas of the
Building. Tenant may not install or display any signs, window coverings, blinds,
or other items (included those located behind the Landlord-approved window
coverings for the Building) visible from the exterior of the Premises without
Landlord’s prior written approval, which Landlord may, in Landlord’s reasonable
discretion, grant or withhold. Any signs, notices, logos, pictures, names or
advertisements that are installed by or for Tenant without Landlord’s approval
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may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be
allowed directory language in the Building lobby and Suite signage, both of which
shall be at Landlord’s expense. Tenant shall have the right to install, at
Landlord’s sole cost and expense, up to two (2) lines per 1,000 RSF of the
Premises on the Building’s directory board in the main lobby of the Building.
Tenant shall also have the right to install building standard identification signage
in the elevator lobbies of the floors of the Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the
peaceful and quiet enjoyment and possession of the Premises and the Common
Areas during the Term of this Lease, subject to the terms and conditions of this
Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have
no effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this
Lease shall inure to and be binding upon the Landlord and Tenant and
their respective successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has
not engaged any broker, finder or other person who would be entitled to
any commission or fees in respect of the negotiation, execution or delivery
of this Lease other than CBRE, Inc. (“CBRE”) and as otherwise disclosed
to the other in writing and shall indemnify and hold harmless each other
against any loss, cost, liability or expense incurred by the other party as a
result of any claim asserted by any such broker, finder or other person on
the basis of any arrangements or agreements made or alleged to have
been made in variance with this representation. The parties agree that
Landlord shall be solely responsible for the payment of any brokerage
commissions to CBRE and that Tenant shall have no responsibility
therefor unless written provision to the contrary has been made a part of
this Lease. If Tenant has dealt with any person or real estate broker other
than CBRE in respect to leasing, subleasing or renting space in the
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Building, Tenant shall be solely responsible for the payment of any fee
due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto and the Landlord’s Work Letter) is
the final and complete expression of Landlord and Tenant relating in any
manner to the leasing, use and occupancy of the Premises, to Tenant’s
use of the Building and other matters set forth in this Lease. No prior
agreements or understanding pertaining to the same shall be valid or of
any force or effect, and the covenants and agreements of this Lease shall
not be altered, modified or added to except in writing signed by both
Landlord and Tenant.

30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal
shall in no way affect, impair or invalidate any other provision hereof, and
the remaining provisions hereof shall nevertheless remain in full force and
effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii)
national-recognized, next-day courier service, (iii) first-class registered or
certified mail, postage prepaid, to the Landlord’s Address for Notice and
Tenant’s Address for Notice as set forth in Section 1.1. Without limiting
the generality of the foregoing, Landlord’s notices to Tenant shall not be
effective if they are delivered to the Premises or to another address that is
not set forth in Section 1.1 hereof. Any notice given under this Lease shall
be deemed effective upon the date of delivery (whether accepted or
refused), which, for certified mail and courier service, shall be established
by U.S. Post Office return receipt or the courier’s proof of delivery,
respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the
internal laws of the State of California. Any litigation with respect to this
Lease shall be conducted in the County of Los Angeles, State of
California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed
a waiver of any other provision hereof or of any subsequent breach by
Landlord or Tenant of the same or any other provision. Landlord’s or
Tenant’s consent to or approval of any act shall not be deemed to render

HOA.102647621.6 33



unnecessary the obtaining of Landlord’s or Tenant’s consent to or
approval of any subsequent act by Landlord or Tenant.

30.9 Time of Essence

Time is of the essence for the performance of all of the obligations
specified hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and,
unless otherwise specifically provided herein, shall be deemed granted if
not refused within ten (10) business days after written request is made
therefore, together with all necessary information.

30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the
execution hereof a Community Business Enterprises form set forth as
Exhibit H attached hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and
acknowledge a Memorandum of Lease in the form of Exhibit I attached
hereto, which Memorandum may be recorded by Tenant in the Official
Records of Los Angeles County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall
be deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the
authority, by formally approving and/or executing this Lease, to bind Tenant to
the terms included herein. Landlord understands that no material terms of this
Lease may be altered or deleted, nor may any new material terms be added to
this Lease, without the express written approval of the Board of Supervisors,
either through an amendment to the Lease or by other formal board action. No
County officer, employee, agent or independent contractor has any authority to
alter, add or delete the material terms of this Lease, and Landlord may not rely
upon any representations to the contrary. This limitation of authority applies to all
material terms of the Lease including, without limitation, any monetary ceiling
established for Tenant Improvements or other project costs of Landlord which are
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subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the
Chief Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect
of increasing Base Rent or other financial obligations of Tenant under this Lease,
including without limitation, granting any approvals, terminating this Lease in the
manner provided herein by an early termination notice or otherwise, signing
estoppel certificates, signing the Commencement Date Memorandum and
Confirmation of Lease Terms or subordinating this Lease. Each individual
executing this Lease on behalf of Landlord represents and warrants that he or
she is duly authorized to execute and deliver this Lease on behalf of Landlord,
and that this Lease is binding upon Landlord in accordance with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:

32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the
effective date of this Lease, Landlord shall give consideration for any such
employment openings to participants in the County Department of Public
Social Services’ Greater Avenues for Independence (“GAIN”) Program
who meet Landlord’s minimum qualifications for the open position. The
County will refer GAIN participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit
consideration in any form from a landlord. A landlord shall not offer or
give, either directly or through an intermediary, consideration in any form
to a County officer, employee or agent who has had any involvement in
the procurement, negotiation, consummation, administration or
management of a lease.

Landlord shall immediately report any attempt by a County officer,
employee or agent to solicit such improper consideration. The report shall
be made to the County Auditor-Controller’s Employee Fraud Hotline at
(800) 544-6861. Failure to report such solicitation may result in the
Landlord’s submission being eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will
not provide, any financial benefits to any County official, employee or
agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of this Lease. Landlord
hereby agrees that if it violates any of the terms of this Section 32.2, then
the County may declare this Lease null and void, and the County reserves
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the right to exercise any and all other remedies available under applicable
law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding
its duties and obligations hereunder), and Landlord may execute
any and all instruments providing for the payment of Base Rent
directly to an assignee or transferee, but only if the conditions set
forth in this Section are met.

b. Any document or agreement purporting to assign, transfer,
mortgage, hypothecate or encumber Landlord’s right, title and
interest in and to this Lease, or any portion thereof, as security for
the Landlord’s obligation to repay any monetary obligation, is
hereinafter referred to as a “Security Agreement.” Any Security
Agreement which is executed without full compliance with the
requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall
certify and agree in writing that such assignee or transferee has
read and is familiar with the requirements of Sections 5950-5955 of
California Government Code, which prohibits the offer or sale of
any security constituting a fractional interest in this Lease or any
portion thereof, without the prior written consent of the County.
Notwithstanding the foregoing, the County hereby acknowledges
and agrees that Landlord shall have the right to encumber the
Building with CMBS (commercial mortgage backed securities)
financing or other traditional real estate financing. However,
Landlord may not encumber the Building through any type of bond
financing vehicle, including but not limited to certificate of
participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the
California Government Code will constitute a material breach of this
Lease, upon which the County may impose damages in an amount
equal to the greater of $500,000 or 10% of the aggregate principal
portion of all rental payments payable by the County during the
entire Term of this Lease, it being expressly agreed that the
aforesaid amount shall be imposed as liquidated damages, and not
as a forfeiture or penalty. It is further specifically agreed that the
aforesaid amount is presumed to be the amount of damages
sustained by reason of any such violation, because from the
circumstances and nature of the violation it would be impracticable
and extremely difficult to fix actual damages. In addition, the
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County may exercise or pursue any other right or remedy it may
have under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including,
but not limited to, instruments providing for the payment of Base
Rent directly to an assignee or transferee) at least two weeks prior
to the effective date thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for
the County) to any person or entity, except with County’s prior
written consent. Landlord shall indemnify, defend and hold County
and its officers, agents and employees harmless from and against
all claims and liability alleged to arise from the inaccuracy or
incompleteness of any information furnished by Landlord in
violation of this Section.

g. The provisions of this Section shall be binding upon and applicable
to the parties hereto and their respective successors and assigns.
Whenever in this Section Landlord is referred to, such reference
shall be deemed to include Landlord’s successors or assigns, and
all covenants and agreements by or on behalf of Landlord herein
shall bind and apply to Landlord’s successors and assigns, whether
so expressed or not.

32.4 Smoking in County Facilities.

The Surgeon General of the United States has concluded that passive smoke
exposure is the third leading cause of preventable death in the United
States. The United States Environmental Protection Agency has found second
hand smoke to be a known carcinogen. It is recognized that the county has a
responsibility to establish, maintain and promote a healthful and safe working
environment and to reduce health and safety risks of its employees and the
public at large. Tobacco smoke is a hazard to the health of county employees
and the general public and represents an annoyance which should be regulated
and banned in all county facilities to the end that air quality in all such facilities be
improved for the preservation and improvement of the health of all county
employees and the public. Therefore, to the greatest extent possible, the rights
and comfort of all employees shall be respected. Reasonable effort shall be
made to provide smokers a place to smoke in areas open to the sky or otherwise
located outside county facilities and except as provided under Los Angeles
County, California - Code of Ordinances Chapter 2.126 (“LAMC 2.126”), all
portions of County-owned facilities and all portions of facilities leased by or from
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the County, which areas are not open to the sky, shall be designated as “no
smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease,
including but not limited to preliminary space planning, legal review, and
preparation and noticing for presentation to the Tenant Real Estate Management
Commission of Los Angeles County, as necessary, in reliance on Landlord’s
agreement to lease the Premises to Tenant under the terms of this Lease,
Landlord irrevocably offers to enter into this Lease and not to revoke this offer
until the Irrevocable Offer Expiration Date, as defined in Section 1.

34. RIGHT OF FIRST OFFER TO LEASE ADDITIONAL PREMISES

(a) Provided that no material Default has occurred and is continuing under
the Lease, if at any time prior to the last twelve (12) months of the Term,
Landlord intends to offer leasable space located contiguous to the Premises
which becomes available during the Term (the “Additional Premises”) for lease to
third parties or to accept an offer of a third party to lease the Additional Premises,
Landlord shall first give written notice to Tenant of the rental rate and other
material terms upon which Landlord is willing to lease the Additional Premises
(“Landlord’s Lease Notice”). Any space that is vacant as of the Commencement
Date shall not be deemed to be a space that “becomes available” during the
Term and therefore shall not be considered an Additional Premises. Landlord’s
Lease Notice shall constitute an offer to lease the Additional Premises to Tenant
at the rental rate and upon the terms and conditions contained in Landlord’s
Lease Notice and shall state the anticipated date of availability of the Additional
Premises. Tenant shall have thirty (30) days after receipt of Landlord’s Lease
Notice to accept such offer. Tenant shall accept such offer, if at all, only by
delivery to Landlord of Tenant’s irrevocable written commitment to lease the
Additional Premises at the rental rate and upon the terms and conditions
contained in Landlord’s Lease Notice (the “Expansion Commitment”).

(b) If Tenant delivers to Landlord the Expansion Commitment within such
thirty (30) day period, all (but not part) of the Additional Premises shall be leased
to Tenant commencing on the earlier of (a) the date Tenant first uses the
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Additional Premises for the Permitted Use; or (b) thirty (30) days after Landlord
provides Tenant with possession of the Additional Premises and continuing for a
period of time coterminous with the remaining Term, including any options to
extend the Term. Tenant shall lease the Additional Premises upon the same
terms, conditions and covenants as are contained in the Lease except that (i) the
Base Rent for the Additional Premises shall be at the rate set forth in Landlord’s
Lease Notice, and (ii) any terms and conditions set forth in Landlord’s Lease
Notice that are inconsistent with the terms and conditions of the Lease shall
control.

(c) Except as otherwise set forth in Landlord’s Lease Notice, possession of
the Additional Premises shall be delivered to Tenant on an “as-is”
basis. Landlord shall prepare and Landlord and Tenant shall execute and deliver
a written agreement modifying and supplementing the Lease and specifying that
the Additional Premises are part of the Premises and, except as otherwise
specified in Landlord’s Lease Notice, subject to all of the terms and conditions of
the Lease.

(d) Time is of the essence with respect to the exercise by Tenant of its rights
granted hereunder. In the event Tenant fails to deliver to Landlord Tenant’s
Expansion Commitment within the thirty (30) day period prescribed above, all
rights of Tenant to lease the Additional Premises shall terminate and Landlord
shall have no further obligation to notify Tenant of any proposed leasing of the
Additional Premises, and Landlord shall thereafter have the unconditional right to
lease the Additional Premises to third parties or to accept offers from third parties
to lease the Additional Premises without further obligation to Tenant. The rights
granted to Tenant under this Section 34 shall not apply to any sales or similar
transfers of the Additional Premises.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth
above.

LANDLORD: 600 COMMONWEALTH, L.P.,
a California limited partnership

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief Executive Officer

By:
EHMA
Senior Manager Real Estate Division

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_______________________

Deputy
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (Lease”) dated

___________

______

20, between County of Los Angeles, a body corporate and politic (“Tenant”),
and 600 COMMONWEALTH, L.P. (“Landlord”), whereby Landlord leased to Tenant and
Tenant leased from Landlord certain premises in the building located at 600
Commonwealth Avenue, Los Angeles, CA 90005 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a
Substantially Complete condition on

______________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the
same;

3) The Lease commenced on

______________________

(“Commencement
Date”);

4) The Premises contain rentable square feet of space; and

5) Landlord has paid a commission in the amount of
$_________ to Tenant

pursuant to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

___________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, 600 COMMONWEALTH, L.P.,
a body corporate and politic a California limited partnership

By:

___________

Name_______
By:

_________________________________

Its___________
Name_________________________
Its_________________________________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the
following results effective during Normal Working Hours established by the Lease and
within tolerances normal in comparable office buildings; maintenance of inside space
conditions of not greater than 78 degrees Fahrenheit when the outside air temperature
is not more than 93 degrees Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb,
and not less than 70 degrees Fahrenheit when the outside air temperature is not lower
than 42 degrees Fahrenheit dry bulb. Interior space is designated at a rate of one zone
for approximately each 1,000 square feet and one diffuser for each 200 square feet of
usable/net square footage within the Premises. If energy requirements prohibit
Landlord from complying with these requirements, Tenant shall not unreasonably
withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

1. DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders
left on desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by
Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper
supplies, soap and

__________

N. Exclusive day porter service from a.m. to

______

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs
dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

A. Floors washed and waxed in uncarpeted office area.
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B. High-reach areas, door frames and tops of partitions dusted.

C. Upholstered furniture vacuumed, plastic and leather furniture wiped

D. Picture moldings and frames dusted.

E. Wall vents and ceiling vents vacuumed.

F. Carpet professionally spot cleaned as required to remove stains.

G. HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

A. Light fixtures cleaned and dusted, but not less frequently than quarterly.

B. Wood furniture polished.

C. Draperies or mini-blinds cleaned as required, but not less frequently than
quarterly.

D. HVAC units serviced for preventative maintenance purposes, all filters
changed.

5. SEMI-ANNUALLY

A. Windows washed as required inside and outside but not less frequently
than twice annually.

B. All painted wall and door surfaces washed and stains removed.

C. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

A. Furniture Systems and any other fabric or upholstered surfaces including
chairs, couches, walls, etc., spot cleaned, or if determined to be necessary
in Tenant’s sole discretion, professionally cleaned in their entirety using a
water extraction system.

B. Bathroom and any other ceramic tile surfaces professionally cleaned using
a hand scrub process. All grout and porous surfaces resealed with a
professional grade sealant.

C. Touch-up paint all interior painted surfaces in a color and finish to match
existing.
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7. AS NEEDED

A. Premises and the sidewalks, driveways, parking areas and all means of
access and egress for the Premises should be maintained in good repair,
and in clean and safe condition at all times.

B. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and
shrubbery must be replanted as needed to maintain the grounds in good
appearance and condition.

C. Interior and exterior pest control inspections and remediation frequency is
to be determined by a licensed exterminator.

D. Carpets to be cleaned using a non-detergent, low moisture, soil
encapsulation system as recommended by the carpet manufacturer. The
following schedule will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum
frequency of bi-rnonthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum
of once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of
cleaning carpets.

E. All walls repainted and wall coverings replaced throughout the Premises.
The paint finish should be eggshell or semi-gloss as directed by Tenant
and in a color acceptable to Tenant. In no event will Landlord be required
to repaint or replace wall coverings more than one (1) time in a five (5)
year period (the “Occurrence”) except for touch-up paint as provided in
Paragraph 6.C. of this Exhibit E. The initial tenant improvements
completed prior to Tenant’s occupancy or as a condition to the renewal of
the Lease shall not constitute an Occurrence for the purpose of
determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as
evidence of compliance with the terms of this Cleaning and Maintenance
Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: )

County of Los Angeles )
Chief Executive Office )
Real Estate Division )
222 South Hill Street )
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO
AND OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER
SECURITY INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”)
is entered into as of the

____

day of

______________

200_ by and among COUNTY
OF LOS ANGELES, a body corporate and politic (“Tenant”), 600 COMMONWEALTH,
L.P., a California limited partnership, (“Borrower”) and [Insert name of Lender],
(“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the
attached Exhibit A. The term “Property” herein means that real property together with
all improvements (the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or
will be secured by a deed of trust or mortgage encumbering the Building (the “Deed of
Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

_________

__________________

(the “Lease”) under which Borrower leased to Tenant a portion of
the Improvements located within the Building and more particularly described in the
Lease (the “Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under
the Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and

HOA102647621.6 Exhibit F — Page 1
SUBORDINATION, NONDISTURBANCE

AND ATTORNMENT AGREEMENT



conditions of this Agreement. Tenant is willing to agree to such subordination and
attornment and other conditions, provided that Lender agrees to a Non-disturbance
provision, all as set forth more fully below.

Agreement

Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments,
modifications and extensions thereto shall be and remain at all times a lien on the
Building prior and superior to the Lease, except that if Tenant is granted any option to
extend the Term of the Lease, right of first offer to lease additional premises or option to
purchase the Building or right of first offer to purchase the Building in the Lease, such
provisions shall not be affected or diminished by any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein,
the term “Transfer of the Building” means any transfer of Borrower’s interest in the
Building by foreclosure, trustee’s sale or other action or proceeding for the enforcement
of the Deed of Trust or by deed in lieu thereof. The term “Purchaser”, as used herein,
means any transferee, including Lender, of the interest of Borrower as a result of any
such Transfer of the Building and also includes any and all successors and assigns,
including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not
terminate the Lease or disturb Tenant in the possession and use of the leasehold estate
created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building
should occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it
should be the Purchaser, as the landlord under the Lease, and Tenant shall be bound to
Purchaser under all of the terms, covenants and conditions of the Lease for the balance
of the Lease term and any extensions or renewals of it which may then or later be in
effect under any validly exercised extension or renewal option contained in the Lease,
all with the same force and effect as if Purchaser had been the original landlord under
the Lease. This attornment shall be effective and self-operative without the execution of
any further instruments upon Purchaser’s succeeding to the interest of the landlord
under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of
such prior landlord; or

(b) be subject to any offset or defense not specifically provided for in
the Lease which Tenant may have against any prior landlord under the Lease, unless

HOA.102647621.6 Exhibit F — Page 2
SUBORDINATION, NONDISTURBANCE

AND ATTORNMENT AGREEMENT



resulting from a default or breach by such prior landlord which continues after Lender or
Purchaser succeeds to the interest of such prior landlord; and provided that any offsets
deducted by Tenant prior to the date that Lender or Purchaser succeeds to the interest
of such prior landlord shall not be subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to
Purchaser; or

(e) be bound by any modification or amendment of or to the Lease
which materially increases Landlord’s obligations under the Lease or materially
decreases Tenant’s obligation under the Lease, unless Lender has approved such
modification or amendment in writing, which approval shall not be unreasonably
withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and
shall be given by personal delivery, overnight receipted courier or by registered or
certified United States mail, postage prepaid, sent to the party at its address appearing
below. Notices shall be effective upon receipt (or on the date when proper delivery is
refused). Addresses for notices may be changed by any party by notice to all other
parties in accordance with this Section.

To Lender:

_____________________________

To Borrower:

____________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of
and be binding upon the parties and their respective successors and assigns. This
Agreement is governed by the laws of the State of California without regard to the
choice of law rules of that State.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:_______________________
Name:___________________
Title:________________________

BORROWER: 600 COMMONWEALTH L.P.
a California limited partnership

By:______________
Name:____________
Title:_____________

LENDER: [insert name of Lender],

By:___________________
Name:_________________
Title:___________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual
who signed the document to
which this certificate is attached,
and not the truthfulness,
accuracy, or validity of that
document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

____________________

On

__________________________,

before me,

_________

Date Name And Title Of Officer (e.g. Jane Doe, Notary Public)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

______________________

Re: Date of Certificate:

___________________

Lease Dated:

___________________

Current Landlord:

___________________

Located at:

____________________

Premises:

__________________

Commencement Date of Term:_______________
Expiration Date:

___________________

Current Rent:

_____________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of
the date hereof:

1. Tenant is the present holder of the tenant’s interest under the lease described
above, as it may be amended to date (the “Lease”). The Lease covers the premises
described above (the “Premises”) in the building (the “Building”) at the address set forth
above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to
this Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth
above and will expire on the Expiration Date set forth above, including any presently
exercised option or renewal term. Tenant has no option or right to renew, extend or
cancel the Lease, or to lease additional space in the Premises or Building, or to use any
parking other than that specified in the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right
to purchase all or any part of the Premises (or the land of which the Premises are a
part).

(e) Tenant has made no agreement with Landlord or any agent,
representative or employee of Landlord concerning free rent, partial rent, rebate of
rental payments or any other similar rent concession except as expressly set forth in the
Lease.
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3. (a) The Lease constitutes the entire agreement between Tenant and Landlord
with respect to the Premises, has not been modified changed, altered or amended,
except as set forth in Exhibit A, and is in full force and effect. There are no other
agreements, written or oral, which affect Tenant’s occupancy of the Premises.

[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice
of a material default under the Lease which has not been cured.]

(C) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as
of the day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

____________

Name:

__________

Title:

____________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBEIWBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

I. MinoritylWomen Participation in Firm (Partners, Associate Partners, Managers, Staff, etc.)
1. Firm Name 3. Contact Person/Telephone Number:

2 Address:

4. Total number of
employees in the firm:

5. Provide the number of Owners, Partners Managers Staffall minority employees and Associate
and women in each All O,P & AP Women All Managers Women All Staff Women

BlacklAfrican American

-

: Hispanic/Latin American

Asian American

Portuguese American

American Indian/Alaskan Native

. All Others

II. PERCENTAGE OF MINORITYIWOMEN OWNERSHIP IN FIRM

1 Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITYRNOMEN-OWNED FIRM2. Total Number of Ownership/Partners, Etc.: CERTIFICATION
Provide the percentage All

Womenof ownership in each Employee Is your firm currently certified as a minority owned business firm

: Black/AfricanAmerican by the: State of California? LI Yes LI No

City of Los Angeles? LI Yes LI NoHispanic/Latin American

Asian American Federal Government? Li Yes LI No

______

Section D. OPTION TO PROVIDE REQUESTED INFORMATION
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Portuguese American

American Indian/Alaskan
Ntive

All Others
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Firm Name:

Signature/Title:

Date:



EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and
recording is exempt from recording fees pursuant to California Government Code
Section 27383. This transaction is exempt from documentary transfer tax
pursuant to California Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by
and between 600 COMMONWEALTH, L.P., a California limited partnership (the
“Landlord”), and the COUNTY OF LOS ANGELES, a public body corporate and
politic duly organized and existing under the laws of the State of California (the
“Tenant”), who agree as follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20 (the “Lease”) of certain real property located in the County of
Los Angeles, State of California, described in Exhibit A attached hereto and
incorporated herein by reference, for a term commencing on

________________

20, and ending on a date

______

years after the commencement date, unless
such term is extended or sooner terminated pursuant to the terms and conditions
set forth in the Lease.

This Memorandum has been prepared for the purpose of giving
notice of the Lease and of its terms, covenants, and conditions, and for no other
purposes. The provisions of this Memorandum shall not in any way change or
affect the provisions of the Lease, the terms of which remain in full force and
effect.
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Dated:

__________________

20_.

LANDLORD: 600 COMMONWEALTH, L.P.
a California limited partnership
By:

_______________________

Its:

_____________________________

By:

________________________

Its:

____________________________

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

______________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual
who signed the document to
which this certificate is attached,
and not the truthfulness,
accuracy, or validity of that
document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

___________________

)

On

__________________________

before me,

_________________________________________

Date Name And Title Of Officer (e.g. Jane Doe, Notary Public’)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the______ day of

_______

20_ between 600 COMMONWEALTH, L.P., a California limited partnership (“Landlord”), and
COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant” or “County”).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for 600 COMMONWEALTH, L.P.
Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: Approximately 19,113 rentable square feet
located on the 1 8th floor of the Building (defined
below), as shown on Exhibit A attached hereto.
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d. Building: The building located at 600 Commonwealth
Avenue, Los Angeles, CA, 90005, which is
currently assessed by the County Assessor as
APN 5077-006-011, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: Nine (9)Seven (7) years, commencing upon
mutual execution of the Lease (the
“Commencement Date”), and terminating at
midnight on the day before the teRth
(40)eighth (8th) annual anniversary of the
Commencement Date (the “Termination Date”),
subject to earlier termination by Tenant as
provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally omitted]
Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $45,871 .20 per month (which is based upon a
rental rate of $2.40 per rentable square foot,
adjustable only as provided in Section 5
hereof). Base Rent for the first (1st) year of the
Term shall be $550,454.40 (adjustable as
provided in Section 5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 19,1 13 square feet
the Premises:

k. Initial Departmental Use: Office use for Child Support Services, or any
other lawful governmental purpose not
incompatible with other uses in the Building,
subject to Section 6.

Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
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allocation is currently 38 parking spaces) at the
Building’s prevailing rates, which are currently
$125 per stall per month, subject to change,
and additional stalls above the permitted ratio
on a month-to-month basis at one hundred
twenty percent (120%) of the Building’s
prevailing rates, which adjusted rates are
currently $150 per stall per month, subject to
change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 76 parking spaces).
Notwithstanding the foregoing, the parking
rates shall not increase by more than four
percent (4.00%) per year.
Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 am. to 6:00 p.m. Monday through Friday
and 9:00 am, to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201_
prepared by the Department of Public Works.

p. Disabled Access Survey A report dated 201_
prepared by the Department of Public Works.

1 .2 Defined Terms Relating to Landlord’s Work Letter

a. Tenant Improvement $28669500191130.00 (which is based upon
Allowance: the rate of $-1-,iQ.00 per rentable square foot)

b. Tenant’s TI Contribution: $2,293,560.00 (which is based upon the rate of
$120.00 per rentable square foot)

c. Change Request [Intentionally Omitted]
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Contingency

d. Tenant Improvement Seven percent (7%) per annum
Amortization Rate and
Change Request
Amortization Rate:

e. Tenant’s Work Letter Bryan Bell
Representative:

f. Landlord’s Work Letter Property Manager and/or an assigned staff
Representative: member of Landlord

g. Landlord’s Address for 600 COMMONWEALTH, L.P.
Work Letter Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

600 COMMONWEALTH, L.P.
3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

h. Tenant’s Address for Work County of Los Angeles
Letter Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

1.3 Exhibits to Lease Exhibit A - Floor Plan of Premises
Exhibit B - Commencement Date Memorandum

and Confirmation of Lease Terms
Exhibit C - Form of Payment Voucher
Exhibit D - HVAC Standards
Exhibit E - Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance and

Attornment Agreement
Exhibit G - Tenant Estoppel Certificate
Exhibit H - Community Business Enterprises

Form
Exhibit I - Memorandum of Lease

1 .4 Landlord’s Work Letter Landlord’s Work Letter
Addendum A: Base Building Improvements

(Executed concurrently with Addendum B: Tenant Improvements
this Lease and incorporated Addendum C: Form of Preliminary and
herein by this reference): Final TI Cost Statement
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1.1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Termination Rights

Provided Tenant is not in material default under any material term or provision
contained in the Lease (e.g. Rent) beyond any applicable notice and cure period,
Tenant shall have a Gnetwo-time right (“Termination Option”) to terminate the
Lease effective as of either (i) the last day of the thirty-sixth (36th) month of the
Term, or (ii) the last day of the sixtieth (60th) month of the Term (“Termination
Date”), by giving no less than six (6) months prior written notice to Landlord of
such intent (“Termination Notice”). If Tenant timely and properly exercises the
Termination Option, the Lease shall expire on the Termination Date with the
same force and effect as if such date were the stated expiration date of the
Lease and Landlord and Tenant shall have no further obligations under the
Lease after the Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease. In the event that such
Termination Option is exercised, Tenant shall pay to Landlord a termination fee
in an amount equivalent to the et—Gf4he-unamortized portion balance remaining
to be reimbursed to Landlord of the Tenant Improvement Costs (as such term is
defined in the Work Letter) (the “Termination Fee”). For purposes of calculating
the Termination Fee, the costs described above shall be amortized over the one
hundred eight (108)eighty-four (84) months of the Term. Tenant shall pay the
Termination Fee at the time of delivery of the Termination Notice to Landlord, If
Tenant fails to timely deliver the Termination Notice or pay the Termination
Fee, Tenant shall be considered to have elected not to exercise the Termination
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Option. The rights contained in this Section 4.2 shall be personal to the originally
named Tenant and may be exercised only by the originally named Tenant (and
not any assignee, sublessee, or other transferee of Tenant’s interest in this
Lease) and only if the originally named Tenant occupies the entire Premises as
of the date it exercises the Termination Option in accordance with the terms of
this section.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a) the Commencement Date, and (b) the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1). Landlord
shall submit such payment vouchers in the same form as Exhibit C attached
hereto, along with a completed IRS form W-9 and evidence of insurance in
compliance with Section 20.1. If Landlord fails to timely file any payment voucher
as required pursuant to this Section 5.1, then Tenant shall not be required to pay
Base Rent to Landlord until fifteen (15) days after Landlord files such payment
voucher for the applicable period. Base Rent for any partial calendar month
during the Term shall be prorated in proportion to the number of days during the
Term within such calendar month.

5.2 Base Rent Adiustments

From and after the first (1st) anniversary of the Commencement Date, on the first
day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, Base Rent shall be
increased by four percent (4%) of the Base Rent payable in the immediately
preceding month. Thus, the monthly installment of Base Rent shall be as
follows:

Year of Term Monthly Installment of Rate per Rentable
Base Rent Square Foot

1 $45,871.20 $2.40

2 $47,706.05 $2.50

3 $49,614.29 $2.60

4 $51,598.86 $2.70

5 $53,662.82 $2.81
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6 $55,809.33 $2.92

7 $58,041.70 $3.04

8 $60,363.37 $3.16

$62,777.90 $328

6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1.1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall be increased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law; or (b)
causes or is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.
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9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
continue in full force and effect. If all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,
then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds are
available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and
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c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;

iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
for routine office and janitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.
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b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas’” have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law. Although
state law does not require a CASp inspection of the subject premises, the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;

ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and
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v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

the floor covering (if such floor covering is carpet tiles it shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed):

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);

vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
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cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision. If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall
be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (i) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.

11. SERVICES AND UTILITIES

11 .1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC’),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)

HOA 102706484.2 1 3



hours prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $9G180.OO per hour (two hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.
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g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11 .2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.
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14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Default”):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.

15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlord’s default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (“Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
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not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages); and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.

16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent; provided, however, that (i) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights; and (iii) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.
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16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner

17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and
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e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
“Condemnor” shall mean any public or quasi-public authority, or private
corporation or individual, having the power of Condemnation.

18.2 TotalTaking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).

18.3 Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises. If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
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degree to which TenanVs use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity

Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected with any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
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from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form CP 10
30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant

Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional Insureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
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retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents”), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(“Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.
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d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:VII, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds
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All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $ I million
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through use
of a program of self-insurance. A certificate evidencing insurance coverage or letter evidencing
self-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $ 10 million
Products/Completed Operations Aggregate: $ 10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any furniture or
furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
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30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentaIIe square feet of Tenant’s leased Premises,
which allocation is currently thirty-eight (38) unreserved parking spaces, for the
Term of this Lease at the Building’s prevailing parking rates, which are currently
$125.00 per unreserved space per month, subject to change. Tenant may lease
additional parking spaces on a month to month basis at one hundred twenty
percent (120%) of the Building’s prevailing parking rates, which adjusted rates
are currently $150.00 per unreserved space per month, subject to change.
Notwithstanding the foregoing, in no event shall the total number of parking
spaces leased by Tenant pursuant to this Section 21.1 exceed four (4) spaces
per one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which total number is currently seventy-six (76) parking spaces. Notwithstanding
the forgoing, the parking rates shall not increase by more than four percent
(4.00%) per year. Tenant acknowledges that all such parking spaces are to be
used on a non- exclusive basis by Tenant and other tenants, occupants,
licensees, invitees and permittees of the Building. No tandem parking shall be
required, and Tenant shall be entitled to full in/out privileges. Tenant’s parking
rights shall be subject to reasonable parking rules and regulations adopted by
Landlord (or, at Landlord’s option, the operator or lessee of the parking facilities)
from time to time, provided that such procedures shall be uniformly applied to all
tenants. The cost of any parking spaces leased by Tenant hereunder shall be
payable by Tenant on the first day of each calendar month of the Term of this
Lease in addition to the Base Rent in Article 5.

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions. It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
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end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (10%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
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arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

Landlord shall construct the Tenant Improvements in the manner set forth in Landlord’s
Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building;
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.
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26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture). If Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.

28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
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building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease, other than CBRE, Inc. (‘CBRE”) and as otherwise disclosed to the other
in writing and shall indemnify and hold harmless each other against any loss,
cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made in variance
with this representation. The parties agree that Landlord shall be solely
responsible for the payment of any brokerage commissions to CBRE and that
Tenant shall have no responsibility therefor unless written provision to the
contrary has been made a part of this Lease. If Tenant has dealt with any person
or real estate broker other than CBRE in respect to leasing, subleasing or renting
space in the Building, Tenant shall be solely responsible for the payment of any
fee due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto and the Landlord’s Work Letter) is the
final and complete expression of Landlord and Tenant relating in any manner to
the leasing, use and occupancy of the Premises, to Tenant’s use of the Building
and other matters set forth in this Lease. No prior agreements or understanding
pertaining to the same shall be valid or of any force or effect, and the covenants
and agreements of this Lease shall not be altered, modified or added to except in
writing signed by both Landlord and Tenant.
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30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1.1. Without limiting the generality of the
foregoing, Landlord’s notices to Tenant shall not be effective if they are delivered
to the Premises or to another address that is not set forth in Section 1.1 hereof.
Any notice given under this Lease shall be deemed effective upon the date of
delivery (whether accepted or refused), which, for certified mail and courier
service, shall be established by U.S. Post Office return receipt or the courier’s
proof of delivery, respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.

30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore, together
with all necessary information.
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30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the authority, by
formally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, and
Landlord may not rely upon any representations to the contrary. This limitation of
authority applies to all material terms of the Lease including, without limitation, any
monetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations of Tenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner provided
herein by an early termination notice or otherwise, signing estoppel certificates, signing
the Commencement Date Memorandum and Confirmation of Lease Terms or
subordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordance
with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:
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32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Seniices’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controller’s Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlord’s submission being
eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.

b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
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Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.

g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.
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32.4 Smoking in County Facilities.

The Surgeon General of the United States has concluded that passive smoke
exposure is the third leading cause of preventable death in the United
States. The United States Environmental Protection Agency has found second
hand smoke to be a known carcinogen. It is recognized that the county has a
responsibility to establish, maintain and promote a healthful and safe working
environment and to reduce health and safety risks of its employees and the
public at large. Tobacco smoke is a hazard to the health of county employees
and the general public and represents an annoyance which should be regulated
and banned in all county facilities to the end that air quality in all such facilities be
improved for the preservation and improvement of the health of all county
employees and the public. Therefore, to the greatest extent possible, the rights
and comfort of all employees shall be respected. Reasonable effort shall be
made to provide smokers a place to smoke in areas open to the sky or otherwise
located outside county facilities and except as provided under Los Angeles
County, California - Code of Ordinances Chapter 2.126 (“LAMC 2.126’), all
portions of County-owned facilities and all portions of facilities leased by or from
the County, which areas are not open to the sky, shall be designated as “no

smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlord’s agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.

34. RIGHT OF FIRST OFFER TO LEASE ADDITIONAL PREMISES

(a) Provided that no material Default has occurred and is continuing under the
Lease, if at any time prior to the last twelve (12) months of the Term, Landlord intends to
offer leasable space located contiguous to the Premises which becomes available during
the Term (the “Additional Premises”) for lease to third parties or to accept an offer of a
third party to lease the Additional Premises, Landlord shall first give written notice to
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Tenant of the rental rate and other material terms upon which Landlord is willing to lease
the Additional Premises (“Landlord’s Lease Notice”). Any space that is that has been
vacant as ofas of the Commencement D8ate hereof shall not be deemed to be a space
that “becomes available” during the Term and therefore shall not be considered an
Additional Premises. Landlord’s Lease Notice shall constitute an offer to lease the
Additional Premises to Tenant at the rental rate and upon the terms and conditions
contained in Landlord’s Lease Notice and shall state the anticipated date of availabihty of
the Additional Premises. Tenant shall have thirty (30) days after receipt of Landlords
Lease Notice to accept such offer. Tenant shall accept such offer, if at all, only by
delivery to Landlord of Tenant’s irrevocable written commitment to lease the Additional
Premises at the rental rate and upon the terms and conditions contained in Landlord’s
Lease Notice (the “Expansion Commitment”).

(b) If Tenant delivers to Landlord the Expansion Commitment within such thirty (30)
day period, all (but not part) of the Additional Premises shall be leased to Tenant
commencing on the earlier of (a) the date Tenant first uses the Additional Premises for
the Permitted Use; or (b) thirty (30) days after Landlord provides Tenant with possession
of the Additional Premises and continuing for a period of time coterminous with the
remaining Term, including any options to extend the Term. Tenant shall lease the
Additional Premises upon the same terms, conditions and covenants as are contained in
the Lease except that (i) the Base Rent for the Additional Premises shall be at the rate
set forth in Landlord’s Lease Notice, and (ii) any terms and conditions set forth in
Landlord’s Lease Notice that are inconsistent with the terms and conditions of the Lease
shall control.

(C) Except as otherwise set forth in Landlord’s Lease Notice, possession of the
Additional Premises shall be delivered to Tenant on an “as-is” basis. Landlord shall
prepare and Landlord and Tenant shall execute and deliver a written agreement
modifying and supplementing the Lease and specifying that the Additional Premises are
part of the Premises and, except as otherwise specified in Landlord’s Lease Notice,
subject to all of the terms and conditions of the Lease.

(d) Time is of the essence with respect to the exercise by Tenant of its rights
granted hereunder. In the event Tenant fails to deliver to Landlord Tenant’s Expansion
Commitment within the thirty (30) day period prescribed above, all rights of Tenant to
lease the Additional Premises shall terminate and Landlord shall have no further
obligation to notify Tenant of any proposed leasing of the Additional Premises, and
Landlord shall thereafter have the unconditional right to lease the Additional Premises to
third parties or to accept offers from third parties to lease the Additional Premises
without further obligation to Tenant. The rights granted to Tenant under this Section 34
shall not apply to any sales or similar transfers of the Additional Premises.

35. RIGHT TO RELOCATE

By providing written notice to Landlord within one (1) year of the Commencement Date,
Tenant shall have a right to relocate to the 17th floor of the Building, commonly known as
Suite 1700 (“Relocation Premises”), under the same economic terms contained in this
Lease and associated Landlord’s Work Letter, except that the Base Rent shall be
equitably adjusted to reflect the rentable square feet of the Relocation Premises. Tenant
may elect to have Landlord construct any improvements in the Relocation Premises
pursuant to the provisions of Landlord’s Work Letter in lieu of constructing such
improvements in the Premises.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth above.

LANDLORD: 600 COMMONWEALTH, L.P.,
a California limited partnership

TENANT:

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:
Deputy

COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief Executive Officer

By:
DEAN LEHMAN
Senior Manager, Real Estate Division

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:
Deputy

By:
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (Lease”) dated

_________________

20_, between COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant”),
and 600 COMMONWEALTH, L.P.(”Landlord”), whereby Landlord leased to Tenant and Tenant
leased from Landlord certain premises in the building located at 600 Commonwealth Avenue,
Los Angeles, CA 90005 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

_________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

____________________

(“Commencement Date”);

4) The Premises contain rentable square feet of space; and

5) Landlord has paid a commission in the amount of
$_________ to Tenant pursuant

to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, 600 COMMONWEALTH, L.P.
a body corporate and politic a California limited partnership

By:

__________________________________

By:

_____________

Name________________________ Name_______
Its__________________________________ Its____________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBITE

CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

__________

N. Exclusive day porter sen/ice from

_____

am. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
quarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.
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V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office )
Real Estate Division
222 South Hill Street )
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”) is
entered into as of the

____

day of

_____________,

200_ by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), 600 COMMONWEALTH, L.P., a California
limited partnership, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

_______________

____________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement
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Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease which
materially increases Landlord’s obligations under the Lease or materially decreases Tenant’s
obligation under the Lease, unless Lender has approved such modification or amendment in
writing, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall be
given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the party at its address appearing below. Notices shall be
effective upon receipt (or on the date when proper delivery is refused). Addresses for notices
may be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

______________________________

To Borrower:

_______________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be
binding upon the parties and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:__________________
Name:__________________
Title:____________________

BORROWER: 600 COMMONWEALTH. L.P.
a California limited partnership

By:______________
Name:______________
Title:_______________

LENDER: [Insert name of Lender],

By:____________________
Name:____________________
Title:_____________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

____________________________

Re: Date of Certificate:

___________________

Lease Dated:

____________________

Current Landlord:

____________________

Located at:

____________________

Premises:

___________________

Commencement Date of Term:_________________
Expiration

Date:

____________________

Current Rent:

_____________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of the date
hereof:

1 Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,
which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

______________

Name:

____________

Title:

______________
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EXHIBIT H

Ir COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBEiWBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

Exhibit H — Page 1
COMMUNITY BUSINESS ENTERPRISES FORM

I. MinoritylWomen Participation in Firm (Partners, Associate Partners, Managers, Staff, etc.)

Portuguese American

:1. Firm Name: 3. Contact Person/Telephone Number:

2. Address:

:__________________________________________________________ 4. Total number of
_______________________ mnInvs ri th firm

: 5. Provide the Owners, Managers Staffnumber of all Partners nd
minnrifv All O.P & Women All Women All Staff Women

Black/African American

Hispanic/Latin American

Asian American

American Indian/Alaskan

All Others

IL PERCENTAGE OF MINORITY/WOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITY/WOMEN-OWNED2. Total Number of Ownership/Partners. FIPM CFRTIFICATIflM
3 Provide the All . ..

Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California? fl

Hispanic/Latin
Yes LI No

Acin Amrir,, -s.. ..c I —— A i_. — .—, . I

Portuauese American Section D. OPTION TO PROVIDE REQUESTED INFORMATION

American

All Others

1-bA. 102706484.2

LI We do not wish to provide the information required in this form.

Firm Name:

Signature/Title:



EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between 600 COMMONWEALTH, L.P., a California limited partnership (the “Landlord”),
and the COUNTY OF LOS ANGELES, a public body corporate and politic duly
organized and existing under the laws of the State of California (the “Tenant”), who
agree as follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20 (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

_______________,

20_, and ending on
a date

______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

__________________,

20_.

LANDLORD: 600 COMMONWEALTH, L.P.
a California limited partnership
By:

_____________________

Its:

__________________________

By:

_____________________

Its:

__________________________

TENANT: COUNTY OF LOS ANGELES,
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a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

__________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA
) SS.

COUNTY OF

__________________

On

__________________________,

before me,

____________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)
personally appeared

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

COUNTY OF LOS ANGELES — Tenant

for

Public Defender

600 COMMONWEALTH, L.P. - Landlord

600 COMMONWEALTH AVENUE

SUITE 400, 450 & 500

LOS ANGELES, CA 90005
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the______ day of

_______

20_ between 600 COMMONWEALTH, L.P., a California limited partnership (“Landlord”), and
COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant” or “County”).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for 600 COMMONWEALTH, L.P.
Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: Approximately 17,301 rentable square feet
located on the 4th & 5th Floor of the Building
(defined below), as shown on Exhibit A
attached hereto.
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d. Building: The building located at 600 Commonwealth
Avenue, Los Angeles, CA, 90005, which is
currently assessed by the County Assessor as
APN 5077-006-01 1, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: Nine (9) years, commencing upon mutual
execution of the Lease (the “Commencement
Date”), and terminating at midnight on the day
before the tenth (10th) annual anniversary of
the Commencement Date (the “Termination
Date”), subject to earlier termination by Tenant
as provided herein. The phrase “Term of this
Lease” or “the Term hereof1’ as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally omitted]
Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $41,522.40 per month (which is based upon a
rental rate of $2.40 per rentable square foot,
adjustable only as provided in Section 5
hereof). Base Rent for the first (1st) year of the
Term shall be $498,268.80 (adjustable as
provided in Section 5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 17,301 square feet
the Premises:

k. Initial Departmental Use: Office use for Public Defender, or any other
lawful governmental purpose not incompatible
with other uses in the Building, subject to
Section 6.

Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
allocation is currently 35 parking spaces) at the
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Building’s prevailing rates, which are currently
$125 per stall per month, subject to change,
and additional stalls above the permitted ratio
on a month-to-month basis at one hundred
twenty percent (120%) of the Building’s
prevailing rates, which adjusted rates are
currently $150 per stall per month, subject to
change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 69 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

7:00 am. to 6:00 p.m. Monday through Friday
and 9:00 am. to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

m. Normal Working Hours:

n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201_ prepared by the
Department of Public Works.

p. Disabled Access Survey A report dated 201_ prepared by the
Department of Public Works.

1.2 Defined Terms Relating to Land ord’s Work Letter

a. Tenant Improvement $259,515.00 (which is based upon the rate of
Allowance: $15.00 per rentable square foot)

b. Tenant’s TI Contribution: $2,076,120.00 (which is based upon the rate of
$120.00 per rentable square foot)

c. Change Request [Intentionally Omittedi
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Contingency

d. Tenant Improvement Seven percent (7%) per annum
Amortization Rate and
Change Request
Amortization Rate:

e. Tenant’s Work Letter Bryan Bell
Representative:

f. Landlord’s Work Letter Property Manager and/or an assigned staff
Representative: member of Landlord

g. Landlord’s Address for 600 COMMONWEALTH, L.P.
Work Letter Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

600 COMMONWEALTH, LP.
3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

h. Tenant’s Address for Work County of Los Angeles
Letter Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

1 .3 Exhibits to Lease Exhibit A - Floor Plan of Premises
Exhibit B - Commencement Date Memorandum

and Confirmation of Lease Terms
Exhibit C - Form of Payment Voucher
Exhibit D - HVAC Standards
Exhibit E - Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance and

Attornment Agreement
Exhibit G - Tenant Estoppel Certificate
Exhibit H - Community Business Enterprises

Form
Exhibit I - Memorandum of Lease

1.4 Landlord’s Work Letter Landlord’s Work Letter
Addendum A: Base Building Improvements

(Executed concurrently with Addendum B: Tenant Improvements
this Lease and incorporated Addendum C: Form of Preliminary and
herein by this reference): Final TI Cost Statement
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1.1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Termination Rights

Provided Tenant is not in material default under any material term or provision
contained in the Lease (e.g. Rent) beyond any applicable notice and cure period,
Tenant shall have a one-time right (“Termination Option”) to terminate the Lease
effective as of the last day of the sixtieth (60th) month of the Term (“Termination
Date”), by giving no less than six (6) months prior written notice to Landlord of
such intent (“Termination Notice”). If Tenant timely and properly exercises the
Termination Option, the Lease shall expire on the Termination Date with the
same force and effect as if such date were the stated expiration date of the
Lease and Landlord and Tenant shall have no further obligations under the
Lease after the Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease. In the event that such
Termination Option is exercised, Tenant shall pay to Landlord a termination fee
in an amount equivalent to the unamortized balance remaining to be reimbursed
to Landlord of the Tenant Improvement Costs (as such term is defined in the
Work Letter) (the “Termination Fee”). For purposes of calculating the
Termination Fee, the costs described above shall be amortized over the one
hundred eight (108) months of the Term. Tenant shall pay the Termination Fee
at the time of delivery of the Termination Notice to Landlord. If Tenant fails to
timely deliver the Termination Notice or pay the Termination Fee, Tenant shall be
considered to have elected not to exercise the Termination Option. The rights
contained in this Section 4.2 shall be personal to the originally named Tenant
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and may be exercised only by the originally named Tenant (and not any
assignee, sublessee, or other transferee of Tenant’s interest in this Lease) and
only if the originally named Tenant occupies the entire Premises as of the date it
exercises the Termination Option in accordance with the terms of this section.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a) the Commencement Date, and (b) the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1). Landlord
shall submit such payment vouchers in the same form as Exhibit C attached
hereto, along with a completed IRS form W-9 and evidence of insurance in
compliance with Section 20.1. If Landlord fails to timely file any payment voucher
as required pursuant to this Section 5.1, then Tenant shall not be required to pay
Base Rent to Landlord until fifteen (15) days after Landlord files such payment
voucher for the applicable period. Base Rent for any partial calendar month
during the Term shall be prorated in proportion to the number of days during the
Term within such calendar month.

5.2 Base Rent Adiustments

From and after the first (1st) anniversary of the Commencement Date, on the first
day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, Base Rent shall be
increased by four percent (4%) of the Base Rent payable in the immediately
preceding month. Thus, the monthly installment of Base Rent shall be as
follows:

Year of Term Monthly Installment of Rate per Rentable
Base Rent Square Foot

1 $41,522.40 $2.40

2 $43,183.30 $2.50

3 $44,910.63 $2.60

4 $46,707.05 $2.70

5 $48,575.34 $2.81

6 $50,518.35 $2.92
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7 $52,539.08 $3.04

8 $54,640.65 $3.16

9 $56,826.27 $3.28

6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1.1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall be increased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law; or (b)
causes or is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.
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9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
continue in full force and effect. If all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,
then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises provided that insurance proceeds are
available to repair the damages.

9 3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and
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c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;

iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
for routine office and janitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.
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b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas” have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law Although
state law does not require a CASp inspection of the subject premises the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant if requested by
the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;

ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and
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v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

the floor covering (if such floor covering is carpet tiles it shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);

vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
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cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision. If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall
be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (i) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.

11. SERVICES AND UTILITIES

11 .1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC”),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)
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hours’ prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $180.00 per hour (two hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.
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g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11.2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.
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14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Default”):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant; /

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.

15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlord’s default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (‘Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
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not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages); and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow, to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.

16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent; provided, however, that (i) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights; and (iii) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.
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16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner

17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and
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e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
“Condemnor” shall mean any public or quasi-public authority, -or private
corporation or individual, having the power of Condemnation.

18.2 Total Taking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condem nor has a right to possession of the Premises (the “Date of
Taking”).

18.3 Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises, If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
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degree to which Tenant’s use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity

Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected with any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
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from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form CP 10
30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant

Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional Insureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
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retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents”), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(‘Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.
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d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:VlI, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds
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All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $ 1 million
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through use
of a program of self-insurance. A certificate evidencing insurance coverage or letter evidencing
self-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $ 10 million
Products/Completed Operations Aggregate: $ 10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any furniture or
furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
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30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which allocation is currently thirty-five (35) unreserved parking spaces, for the
Term of this Lease at the Building’s prevailing parking rates, which are currently
$125.00 per unreserved space per month, subject to change. Tenant may lease
additional parking spaces on a month to month basis at one hundred twenty
percent (120%) of the Building’s prevailing parking rates, which adjusted rates
are currently $150.00 per unreserved space per month, subject to change.
Notwithstanding the foregoing, in no event shall the total number of parking
spaces leased by Tenant pursuant to this Section 21.1 exceed four (4) spaces
per one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which total number is currently sixty-nine (69) parking spaces. Tenant
acknowledges that all such parking spaces are to be used on a non-exclusive
basis by Tenant and other tenants, occupants, licensees, invitees and permittees
of the Building. No tandem parking shall be required, and Tenant shall be
entitled to full in/out privileges. Tenant’s parking rights shall be subject to
reasonable parking rules and regulations adopted by Landlord (or, at Landlord’s
option, the operator or lessee of the parking facilities) from time to time, provided
that such procedures shall be uniformly applied to all tenants. The cost of any
parking spaces leased by Tenant hereunder shall be payable by Tenant on the
first day of each calendar month of the Term of this Lease in addition to the Base
Rent in Article 5.

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions, It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:
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a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (1 0%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
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Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlords obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

Landlorc shall construct the Tenant Improvements in the manner set forth in Landlord’s
Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building;
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.
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26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture). If Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.

28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
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building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease other than CBRE, Inc. (“CBRE”) and as otherwise disclosed to the other in
writing and shall indemnify and hold harmless each other against any loss, cost,
liability or expense incurred by the other party as a result of any claim asserted
by any such broker, finder or other person on the basis of any arrangements or
agreements made or alleged to have been made in variance with this
representation. The parties agree that Landlord shall be solely responsible for
the payment of any brokerage commissions to CBRE and that Tenant shall have
no responsibility therefor unless written provision to the contrary has been made
a part of this Lease. If Tenant has dealt with any person or real estate broker
other than CBRE in respect to leasing, subleasing or renting space in the
Building, Tenant shall be solely responsible for the payment of any fee due said
person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto and the Landlord’s Work Letter) is the
final and complete expression of Landlord and Tenant relating in any manner to
the leasing, use and occupancy of the Premises, to Tenant’s use of the Building
and other matters set forth in this Lease. No prior agreements or understanding
pertaining to the same shall be valid or of any force or effect, and the covenants
and agreements of this Lease shall not be altered, modified or added to except in
writing signed by both Landlord and Tenant.
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30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1.1. Without limiting the generality of the
foregoing, Landlord’s notices to Tenant shall not be effective if they are delivered
to the Premises or to another address that is not set forth in Section 1.1 hereof.
Any notice given under this Lease shall be deemed effective upon the date of
delivery (whether accepted or refused), which, for certified mail and courier
service, shall be established by U.S. Post Office return receipt or the courier’s
proof of delivery, respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.

30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore, together
with all necessary information.
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30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the authority, byformally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, andLandlord may not rely upon any representations to the contrary. This limitation ofauthority applies to all material terms of the Lease including, without limitation, anymonetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take anyadministrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations of Tenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner providedherein by an early termination notice or otherwise, signing estoppel certificates, signing
the Commencement Date Memorandum and Confirmation of Lease Terms orsubordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordancewith its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:
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32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Services’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controller’s Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlord’s submission being
eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.

b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
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Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.

g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.

32.4 Smoking in County Facilities.

The Surgeon General of the United States has concluded that passive smoke exposure
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is the third leading cause of preventable death in the United States. The United States
Environmental Protection Agency has found second-hand smoke to be a known
carcinogen. It is recognized that the county has a responsibility to establish, maintain
and promote a healthful and safe working environment and to reduce health and safety
risks of its employees and the public at large. Tobacco smoke is a hazard to the health
of county employees and the general public and represents an annoyance which should
be regulated and banned in all county facilities to the end that air quality in all such
facilities be improved for the preservation and improvement of the health of all county
employees and the public. Therefore, to the greatest extent possible, the rights and
comfort of all employees shall be respected. Reasonable effort shall be made to provide
smokers a place to smoke in areas open to the sky or otherwise located outside county
facilities and except as provided under Los Angeles County, California - Code of
Ordinances Chapter 2.126 (“LAMC 2.126”), all portions of County-owned facilities and all
portions of facilities leased by or from the County, which areas are not open to the sky,
shall be designated as “no smoking” areas. Smoking, including the use of electronic
smoking devices, shall be prohibited in the following areas of County facilities: (1) Within
50 feet of any operable entry or exit door or operable window of any County building andwithin 25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3) Within
any driving range and eating area, including outdoor eating areas, of any County golf
course. International no-smoking signs and other appropriate signs which designate no-
smoking areas shall be clearly, sufficiently and conspicuously posted in every room,
building or other place so covered by LAMC 2.126. The manner of such posting,
including the wording, size, color and place of posting, whether on the walls, doors,
tables, counters, stands or elsewhere, shall be at the discretion of the building proprietor
so long as clarity, sufficiency and conspicuousness are apparent in communicating the
intent. (Los Angeles County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlord’s agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.

34. RIGHT OF FIRST OFFER TO LEASE ADDITIONAL PREMISES

(a) Provided that no material Default has occurred and is continuing under theLease, if at any time prior to the last twelve (12) months of the Term, Landlord intends tooffer leasable space located contiguous to the Premises which becomes available during
the Term (the “Additional Premises”) for lease to third parties or to accept an offer of athird party to lease the Additional Premises, Landlord shall first give written notice toTenant of the rental rate and other material terms upon which Landlord is willing to leasethe Additional Premises (“Landlord’s Lease Notice”). Any space that is vacant as of theCommencement Date shall not be deemed to be a space that “becomes available”during the Term and therefore shall not be considered an Additional
Premises. Landlord’s Lease Notice shall constitute an offer to lease the Additional
Premises to Tenant at the rental rate and upon the terms and conditions contained inLandlord’s Lease Notice and shall state the anticipated date of availability of the
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Additional Premises. Tenant shall have thirty (30) days after receipt of Landlords LeaseNotice to accept such offer. Tenant shall accept such offer, if at all, only by delivery toLandlord of Tenant’s irrevocable written commitment to lease the Additional Premises atthe rental rate and upon the terms and conditions contained in Landlord’s Lease Notice(the “Expansion Commitment”).

(b) If Tenant delivers to Landlord the Expansion Commitment within such thirty (30)day period, all (but not part) of the Additional Premises shall be leased to Tenantcommencing on the earlier of (a) the date Tenant first uses the Additional Premises forthe Permitted Use; or (b) thirty (30) days after Landlord provides Tenant with possessionof the Additional Premises and continuing for a period of time coterminous with theremaining Term, including any options to extend the Term. Tenant shall lease theAdditional Premises upon the same terms, conditions and covenants as are contained inthe Lease except that (i) the Base Rent for the Additional Premises shall be at the rateset forth in Landlord’s Lease Notice, and (ii) any terms and conditions set forth inLandlord’s Lease Notice that are inconsistent with the terms and conditions of the Leaseshall control.

(c) Except as otherwise set forth in Landlord’s Lease Notice, possession of theAdditional Premises shall be delivered to Tenant on an “as-is” basis. Landlord shallprepare and Landlord and Tenant shall execute and deliver a written agreementmodifying and supplementing the Lease and specifying that the Additional Premises arepart of the Premises and, except as otherwise specified in Landlord’s Lease Notice,subject to all of the terms and conditions of the Lease.

(d) Time is of the essence with respect to the exercise by Tenant of its rightsgranted hereunder. In the event Tenant fails to deliver to Landlord Tenant’s ExpansionCommitment within the thirty (30) day period prescribed above, all rights of Tenant tolease the Additional Premises shall terminate and Landlord shall have no furtherobligation to notify Tenant of any proposed leasing of the Additional Premises, andLandlord shall thereafter have the unconditional right to lease the Additional Premises tothird parties or to accept offers from third parties to lease the Additional Premiseswithout further obligation to Tenant. The rights granted to Tenant under this Section 34shall not apply to any sales or similar transfers of the Additional Premises.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth above.

LANDLORD: 600 COMMONWEALTH, L.P.,
a California limited partnership

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief Executive Officer

By:
DEAN LEHMAN
Senior Manager, Real Estate Division

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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EXHBITA

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (“Lease”) dated

___________

,20_, between County of Los Angeles, a body corporate and politic (“Tenant”), and 600COMMONWEALTH, L.P.(”Landlord”), whereby Landlord eased to Tenant and Tenant leased
from Landlord certain premises in the building located at 600 Commonwealth Avenue, Los
Angeles, CA 90005 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

_____________________

(“Commencement Date”);

4) The Premises contain

____________

rentable square feet of space; and

5) Landlord has paid a commission in the amount of
$_________ to Tenant pursuant

to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________,20

Tenant; Landlord:

COUNTY OF LOS ANGELES, 600 COMMONWEALTH, L.P.,
a body corporate and politic a California limited partnership

By:

___________

Name________
By:

____________________________________

Its____________
Name__________________________
Its_____________________________________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Corn position floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

_________

N. Exclusive day porter service from

_____

am. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

I. HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
quarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.
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V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: )

County of Los Angeles
Chief Executive Office )
Real Estate Division )
222 South Hill Street )
3rd Floor
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”) is
entered into as of the

____

day of

_____________,

200_ by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), 600 COMMONWEALTH, L.P., a California
limited partnership, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

_______________

_____________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement
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Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not ObliQated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease whichmaterially increases Landlord’s obligations under the Lease or materially decreases Tenant’sobligation under the Lease, unless Lender has approved such modification or amendment inwriting, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall begiven by personal delivery, overnight receipted courier or by registered or certified United Statesmail, postage prepaid, sent to the party at its address appearing below. Notices shall beeffective upon receipt (or on the date when proper delivery is refused). Addresses for noticesmay be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

______________________________

To Borrower:

_________________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and bebinding upon the parties and their respective successors and assigns. This Agreement isgoverned by the laws of the State of California without regard to the choice of law rules of thatState.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:_________________________
Name:______________________
Title:___________________________

BORROWER: 600 COMMONWEALTH. L.P.,
a California limited partnership

By:______________
Name:______________
Title:_______________

LENDER: [Insert name of Lender],

By:_____________________
Name:____________________
Title:______________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)
personally appeared

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)is/are subscribed to the within instrument and acknowledged to me that he/she/they executedthe same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on theinstrument the person(s), or the entity upon behalf of which the person(s) acted, executed theinstrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that theforegoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

____________________________

Re: Date of Certificate:

____________________

Lease Dated:

____________________

Current Landlord:

____________________

Located at:

____________________

Premises:

___________________

Commencement Date of Term:_________________
Expiration

Date:

____________________

Current Rent:

____________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of the date
hereof:

1. Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(C) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,
which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of amaterial default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rentconcession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to thePremises have been paid in full, and all of Landlord’s obligations with respect to tenantimprovements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of theday set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

_________________________________

Name:

_______________________________________

Title:

_______________________________________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBEiWBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

I. MinoritylWomen Participation in Firm (Partners, Associate Partners, Managers, Staff,etc.)
1. Firm Name: Contact Person/Telephone Number:

2. Address:

_______________________________________________ 4. Total numberof
n th firm

5. Provide the Owners,
Managers Staffnumber of all Partners ‘nd

minrritv All O.P & Women All Women All Staff Women
_Black/African American

Hispanic/Latin American

Asian American

Portuguese American

American Indian/Alaskan

All Others

II. PERCENTAGE OF MINORITYIWOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITYIWOMEN-OWNED
zTQta1 Number of O nershio/P9rtners. FIRM (PPTIFIATIflN
3 Provide the All
r,crrn+r1 ,.

Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California? El

Hispanic/Latin
Yes El No

Airi Amrirri ,—.. -- A_......I......,

Portuguese American Section 0. OPTION TO PROVIDE REQUESTED INFORMATION
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American El We do not wish to provide the information required in this form.

All Others Firm Name:

Signature/Title:.

n
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EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between 600 COMMONWEALTH, L.P., a California limited partnership (the “Landlord”),
and the COUNTY OF LOS ANGELES, a public body corporate and politic duly
organized and existing under the laws of the State of California (the “Tenant”), who
agree as follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20_ (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

_______________,

20_, and ending on
a date

_______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

__________________,

20_.

LANDLORD: 600 COMMONWEALTH, L.P.
a California limited partnership
By:

______________________

Its:

___________________________

By:

_____________________

Its:

___________________________

TENANT: COUNTY OF LOS ANGELES,

HOA.102706589.2 Exhibit I — Page 1
MEMORANDUM OF LEASE



a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

__________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)
personally appeared

__________________________________________________________

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)

HOA.102706589.2 Exhibit I — Page 3
MEMORANDUM OF LEASE



B
A

SE
RE

N
T

SC
H

ED
U

LE
1

P
u
b
li

c
D

ef
en

d
er

/
60

0
C

o
m

m
o

n
w

ea
lt

h
17

,3
01

R
S

F

M
o

n
th

s
M

o
n
th

s
R

at
e

P
ai

d
M

o
n

th
s

A
nn

ua
l

M
on

th
ly

R
en

t
T

ot
al

R
en

t
1

-
12

$2
.4

0
12

12
$2

8.
80

$4
1,

52
2.

40
$4

98
,2

68
.8

0
1
3
-

24
$2

.4
96

00
12

12
$2

9.
95

$4
3,

18
3.

30
$5

18
,1

99
.5

5
25

-
36

$2
.6

0
12

12
$3

1.
15

$4
4,

91
0.

63
$5

38
,9

27
.5

3
37

-
48

$2
.7

0
12

12
$3

2.
40

$4
6,

70
7.

05
$5

60
,4

84
.6

4
49

-
60

$2
.8

1
12

12
$3

3.
69

$4
8,

57
5.

34
$5

82
,9

04
.0

2
61

-
72

$2
.9

2
12

12
$3

5.
04

$5
0,

51
8,

35
$6

06
,2

20
.1

8
73

-
84

$3
.0

4
12

12
$3

6A
4

$5
2,

53
9.

08
$6

30
,4

68
.9

9
8

5
-9

6
$3

.1
6

12
12

$3
7.

90
$5

4,
64

0.
65

$6
55

,6
87

.7
5

97
-

10
8

$3
.2

8
12

12
$3

9.
41

$5
6,

82
6.

27
$6

81
,9

15
.2

6

E
ff

ec
ti

ve
R

at
e/

T
ot

al
s

$2
.8

22
1

10
8

10
8

$3
04

.7
8

N
/A

$5
,2

73
,0

76
.7

2
A

nn
ua

l
E

ff
ec

ti
ve

$3
3.

86

B
as

e
R

en
t

S
ch

ed
ul

e



BA
SE

RE
N

T
SC

H
ED

U
LE

2

C
o
m

m
is

si
o
n

S
ch

ed
u
le

-
N

ew
L

ea
se

s
-

“T
en

an
t

R
ep

re
se

n
ta

ti
v

e”

I
Y

ea
r

T
en

an
t

L
is

ti
ng

C
o-

L
is

ti
rn

1.
00

%
T

ot
al

Y
ea

r
1

4.
00

%
2.0

0%
I

0.
00

%
1.

00
%

7.
00

0%
I

Y
ea

r
2

O
v
er

ri
d
e

1.
00

%

4.
00

%
I

2.
00

%
I

0.
00

%
1.

00
%

7.
00

0%
I

B
as

e
R

en
t

S
ch

ed
ul

e





COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

COUNTY OF LOS ANGELES — Tenant

for

Department of Mental Health

600 COMMONWEALTH, L.P. - Landlord

600 COMMONWEALTH AVENUE

SUITE 1500

LOS ANGELES, CA 90005
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the______ day of

_______

20_ between 600 Commonwealth, L.P., a California limited partnership (“Landlord”), and
COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant” or “County”).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for 600 COMMONWEALTH, L.P.
Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: Approximately 8,333 rentable square feet
located on the 15th Floor of the Building
(defined below), as shown on Exhibit A
attached hereto.
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d. Building: The building located at 600 Commonwealth
Avenue, Los Angeles, CA, 90005, which is
currently assessed by the County Assessor as
APN 5077-006-011, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: Nine (9) years, commencing upon mutual
execution of the Lease (the “Commencement
Date”), and terminating at midnight on the day
before the tenth (1Qth) annual anniversary of
the Commencement Date (the “Termination
Date”), subject to earlier termination by Tenant
as provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally Omitted]
Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $19,999.20 per month (which is based upon a
rental rate of $2.40 per rentable square foot,
adjustable only as provided in Section 5
hereof). Base Rent for the first (1st) year of the
Term shall be $239,990.40 (adjustable as
provided in Section 5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 8,333 square feet
the Premises:

k. Initial Departmental Use: Office use for the Department of Mental Health,
or any other lawful governmental purpose not
incompatible with other uses in the Building,
subject to Section 6.

Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
allocation is currently 17 parking spaces) at the
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Building’s prevailing rates, which are currently
$125 per stall per month, subject to change,
and additional stalls above the permitted ratio
on a month-to-month basis at one hundred
twenty percent (120%) of the Building’s
prevailing rates, which adjusted rates are
currently $150 per stall per month, subject to
change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 33 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 a.m. to 6:00 p.m. Monday through Friday
and 9:00 am. to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

n. Asbestos Report: A report dated 201_ prepared by
• a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201_
prepared by the Department of Public Works.

p. Disabled Access Survey A report dated 201_
prepared bythe Department of Pub’ic Works.

1.2 Defined Terms Relating to Landlord’s Work Letter

a. Tenant Improvement $124,995.00 (which is based upon the rate of
Allowance: $15.00 per rentable square foot)

b. Tenant’s TI Contribution: $999,960.00 (which is based upon the rate of
$120.00 per rentable square foot)

c. Change Request [Intentionally Omitted]
Contingency

d. Tenant Improvement Seven percent (7%) per annum
Amortization Rate and
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Change Request
Amortization Rate:

e. Tenant’s Work Letter Bryan Bell
Representative:

f. Landlord’s Work Letter Property Manager and/or an assigned staff
Representative: member of Landlord

g. Landlord’s Address for 600 COMMONWEALTH, L.P.
Work Letter Notice: 600 Commonwealth Aye, Suite 1250

Los Angeles, CA 90005
Attn: Property Manager

With a copy to:

600 COMMONWEALTH, L.P.
3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

h. Tenant’s Address for Work County of Los Angeles
Letter Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

1.3 Exhibits to Lease Exhibit A - Floor Plan of Premises
Exhibit B - Commencement Date Memorandum

and Confirmation of Lease Terms
Exhibit C - Form of Payment Voucher
Exhibit D - HVAC Standards
Exhibit E - Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance and

Attornment Agreement
Exhibit G - Tenant Estoppel Certificate
Exhibit H - Community Business Enterprises

Form
Exhibit I - Memorandum of Lease

1.4 Landlord’s Work Letter Landlord’s Work Letter
Addendum A: Base Building Improvements

(Executed concurrently with Addendum B: Tenant Improvements
this Lease and incorporated Addendum C: Form of Preliminary and
herein by this reference): Final TI Cost Statement

HOA.102706548.3 4



2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1.1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Termination Rights

Provided Tenant is not in material default under any material term or provision
contained in the Lease (e.g., Rent) beyond any applicable notice and cure
period, Tenant shall have a two-time right (‘Termination Option”) to terminate the
Lease effective as of either (i) the last day of the thirty-sixth (36th) month of the
Term or (ii) the last day of the sixtieth (60th) month of the Term (“Termination
Date”), by giving no less than six (6) months prior written notice to Landlord of
such intent (“Termination Notice”). If Tenant timely and properly exercises the
Termination Option, the Lease shall expire on the Termination Date with the
same force and effect as if such date were the stated expiration date of the
Lease and Landlord and Tenant shall have no further obligations under the
Lease after the Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease. In the event that such
Termination Option is exercised, Tenant shall pay to Landlord a termination fee
in an amount equivalent to the unamortized balance remaining to be reimbursed
to Landlord of the Tenant Improvement Costs (as such term is defined in the
Work Letter) (the “Termination Fee”). For purposes of calculating the
Termination Fee, the costs described above shall be amortized over the one
hundred eight (108) months of the Term. Tenant shall pay the Termination Fee
at the time of delivery of the Termination Notice to Landlord. If Tenant fails to
timely deliver the Termination Notice or pay the Termination Fee, Tenant shall be
considered to have elected not to exercise the Termination Option. The rights
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contained in this Section 4.2 shall be personal to the originally named Tenant
and may be exercised only by the originally named Tenant (and not any
assignee, sublessee, or other transferee of Tenant’s interest in this Lease) and
only if the originally named Tenant occupies the entire Premises as of the date it
exercises the Termination Option in accordance with the terms of this section.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a) the Commencement Date, and (b) the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1). Landlord
shall submit such payment vouchers in the same form as Exhibit C attached
hereto, along with a completed IRS form W-9 and evidence of insurance in
compliance with Section 20.1. If Landlord fails to timely file any payment voucher
as required pursuant to this Section 5.1, then Tenant shall not be required to pay
Base Rent to Landlord until fifteen (15) days after Landlord files such payment
voucher for the applicable period. Base Rent for any partial calendar month
during the Term shall be prorated in proportion to the number of days during the
Term within such calendar month.

5.2 Base Rent Adjustments

From and after the first (1st) anniversary of the Commencement Date, on the first
day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, Base Rent shall be
increased by four percent (4%) of the Base Rent payable in the immediately
preceding month. Thus, the monthly installment of Base Rent shall be as
follows:

Year of Term Monthly Installment of Rate per Rentable
Base Rent Square Foot

1 $19,999.20 $2.40

2 $20,799.17 $2.50

3 $21,631.13 $2.60

4 $22,496.38 $2.70

5 $23,396.24 $2.81

6 $24,332.08 $2.92
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7 $25,305.37 $3.04

8 $26,317.58 $3.16

9 $27,370.29 $3.28

6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1.1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall beincreased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law; or (b)
causes or is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.
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9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
continue in full force and effect. If all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,
then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds are
available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and
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c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;

iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
for routine office and janitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.
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b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas” have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law. Although
state law does not require a CASp inspection of the subject premises, the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;

ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and
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v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

i.. . the floor covering (if such floor covering is carpet tiles it shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);

vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time.

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
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cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision. If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall
be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (i) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.

11. SERVICES AND UTILITIES

11 .1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC”),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)
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hours’ prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $180.00 per hour (two hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.
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g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense, shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11.2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.
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14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Default’):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.

15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlord’s default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (“Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion, If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
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not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due:

b. to pursue the remedy of specific performance:

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages): and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.

16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent: provided, however, that (I) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights: and (iii) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.
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16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner

17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and
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e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
“Condemnor” shall mean any public or quasi-public authority, or private
corporation or individual, having the power of Condemnation.

18.2 TotalTaking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).

18.3 PartialTaking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises. If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
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degree to which Tenant’s use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity

Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected With any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
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from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form OP 10
30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant

Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional Insureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
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retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents”), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(“Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.
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d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:Vll, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds
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All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $ 1 million
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through useof a program of self-insurance. A certificate evidencing insurance coverage or letter evidencingself-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Reguirements:

During the term of this Lease, Landlord shall provide and maintain the following
programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $ 10 million
Products/Completed Operations Aggregate: $ 10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any furniture or
furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
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30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which allocation is currently seventeen (17) unreserved parking spaces, for the
Term of this Lease at the Building’s prevailing parking rates, which are currently
$125.00 per unreserved space per month, subject to change. Tenant may lease
additional parking spaces on a month to month basis at one hundred twenty
percent (120%) of the Building’s prevailing parking rates, which adjusted rates
are currently $150.00 per unreserved space per month, subject to change.
Notwithstanding the foregoing, in no event shall the total number of parking
spaces leased by Tenant pursuant to this Section 21.1 exceed four (4) spaces
per one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which total number is currently thirty three (33) parking spaces. Tenant
acknowledges that all such parking spaces are to be used on a non-exclusive
basis by Tenant and other tenants, occupants, licensees, invitees and permittees
of the Building. No tandem parking shall be required, and Tenant shall be
entitled to full in/out privileges. Tenant’s parking rights shall be subject to
reasonable parking rules and regulations adopted by Landlord (or, at Landlord’s
option, the operator or lessee of the parking facilities) from time to time, provided
that such procedures shall be uniformly applied to all tenants. The cost of any
parking spaces leased by Tenant hereunder shall be payable by Tenant on the
first day of each calendar month of the Term of this Lease in addition to the Base
Rent in Article 5

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions. It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:
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a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (10%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, ‘ health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
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Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

Landlord shall construct the Tenant Improvements in the manner set forth in Landlord’s
Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building;
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.
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26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture), If Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.

28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
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building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease, other than CBRE, Inc. (“CBRE”) and as otherwise disclosed to the other
in writing and shall indemnify and hold harmless each other against any loss,
cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made in variance
with this representation. The parties agree that Landlord shall be solely
responsible for the payment of any brokerage commissions to CBRE and that
Tenant shall have no responsibility therefor unless written provision to the
contrary has been made a part of this Lease. If Tenant has dealt with any person
or real estate broker other than CBRE in respect to leasing, subleasing or renting
space in the Building, Tenant shall be solely responsible for the payment of any
fee due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto and the Landlord’s Work Letter) is the
final and complete expression of Landlord and Tenant relating in any manner to
the leasing, use and occupancy of the Premises, to Tenant’s use of the Building
and other matters set forth in this Lease. No prior agreements or understanding
pertaining to the same shall be valid or of any force or effect, and the covenants
and agreements of this Lease shall not be altered, modified or added to except in
writing signed by both Landlord and Tenant.
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30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1 .1. Without limiting the generality of the foregoing,
Landlord’s notices to Tenant shall not be effective if they are delivered to the
Premises or to another address that is not set forth in Section 1.1 hereof. Any
notice given under this Lease shall be deemed effective upon the date of delivery
(whether accepted or refused), which, for certified mail and courier service, shall
be established by U.S. Post Office return receipt or the courier’s proof of delivery,
respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.

30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30 10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore together
with all necessary information.
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30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the authority, by
formally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, and
Landlord may not rely upon any representations to the contrary. This limitation of
authority applies to all material terms of the Lease including, without limitation, any
monetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations of Tenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner provided
herein by an early termination notice or otherwise, signing estoppel certificates, signing
the Commencement Date Memorandum and Confirmation of Lease Terms or
subordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordance
with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:
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32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Services’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controller’s Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlord’s submission being
eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.

b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
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Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.

g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.

32.4 Smoking in County Facilities. The Surgeon General of the United States has
concluded that passive smoke exposure is the third leading cause of preventable
death in the United States. The United States Environmental Protection Agency
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has found second-hand smoke to be a known carcinogen. It is recognized that
the county has a responsibility to establish, maintain and promote a healthful and
safe working environment and to reduce health and safety risks of its employees
and the public at large. Tobacco smoke is a hazard to the health of county
employees and the general public and represents an annoyance which should be
regulated and banned in all county facilities to the end that air quality in all such
facilities be improved for the preservation and improvement of the health of all
county employees and the public. Therefore, to the greatest extent possible, the
rights and comfort of all employees shall be respected. Reasonable effort shall
be made to provide smokers a place to smoke in areas open to the sky or
otherwise located outside county facilities and except as provided under Los
Angeles County, California - Code of Ordinances Chapter 2.126 (‘LAMC 2.126”),
all portions of County-owned facilities and all portions of facilities leased by or
from the County, which areas are not open to the sky, shall be designated as “no
smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlord’s agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.

34. RIGHT OF FIRST OFFER TO LEASE ADDITIONAL PREMISES

(a) Provided that no material Default has occurred and is continuing under the
Lease, if at any time prior to the last twelve (12) months of the Term, Landlord intends to
offer leasable space located contiguous to the Premises which becomes available during
the Term (the “Additional Premises”) for lease to third parties or to accept an offer of athird party to lease the Additional Premises, Landlord shall first give written notice to
Tenant of the rental rate and other material terms upon which Landlord is willing to lease
the Additional Premises (“Landlord’s Lease Notice”). Any space that is vacant as of the
Commencement Date shall not be deemed to be a space that “becomes available”
during the Term and therefore shall not be considered an Additional
Premises. Landlord’s Lease Notice shall constitute an offer to lease the Additional
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Premises to Tenant at the rental rate and upon the terms and conditions contained in
Landlord’s Lease Notice and shall state the anticipated date of availability of the
Additional Premises. Tenant shall have thirty (30) days after receipt of Landlord’s Lease
Notice to accept such offer. Tenant shall accept such offer, if at all, only by delivery to
Landlord of Tenant’s irrevocable written commitment to lease the Additional Premises at
the rental rate and upon the terms and conditions contained in Landlord’s Lease Notice
(the “Expansion Commitment”).

(b) If Tenant delivers to Landlord the Expansion Commitment within such thirty (30)
day period, all (but not part) of the Additional Premises shall be leased to Tenant
commencing on the earlier of (a) the date Tenant first uses the Additional Premises for
the Permitted Use; or (b) thirty (30) days after Landlord provides Tenant with possession
of the Additional Premises and continuing for a period of time coterminous with the
remaining Term, including any options to extend the Term. Tenant shall lease the
Additional Premises upon the same terms, conditions and covenants as are contained in
the Lease except that (i) the Base Rent for the Additional Premises shall be at the rate
set forth in Landlord’s Lease Notice, and (ii) any terms and conditions set forth in
Landlord’s Lease Notice that are inconsistent with the terms and conditions of the Lease
shall control.

(c) Except as otherwise set forth in Landlord’s Lease Notice, possession of the
Additional Premises shall be delivered to Tenant on an “as-is” basis. Landlord shall
prepare and Landlord and Tenant shall execute and deliver a written agreement
modifying and supplementing the Lease and specifying that the Additional Premises are
part of the Premises and, except as otherwise specified in Landlord’s Lease Notice,
subject to all of the terms and conditions of the Lease.

(d) Time is of the essence with respect to the exercise by Tenant of its rights
granted hereunder. In the event Tenant fails to deliver to Landlord Tenant’s Expansion
Commitment within the thirty (30) day period prescribed above, all rights of Tenant to
lease the Additional Premises shall terminate and Landlord shall have no further
obligation to notify Tenant of any proposed leasing of the Additional Premises, and
Landlord shall thereafter have the unconditional right to lease the Additional Premises to
third parties or to accept offers from third parties to lease the Additional Premises
without further obligation to Tenant. The rights granted to Tenant under this Section 34
shall not apply to any sales or similar transfers of the Additional Premises.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth above.

LANDLORD: 600 COMMONWEALTH, L.P.,
a California limited partnership

By:

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief Executive Officer

By:

_____________________________

DEAN LEHMAN
Senior Manager, Real Estate Division

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

________________________

Deputy
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (“Lease”) dated

___________

20_, between County of Los Angeles, a body corporate and politic (“Tenant”), and 600
COMMONWEALTH, L.P.(”Landlord”), whereby Landlord leased to Tenant and Tenant leased
from Landlord certain premises in the building located at 600 Commonwealth Avenue, Los
Angeles, CA 90005 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

_________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

____________________

(“Commencement Date”);

4) The Premises contain

____________

rentable square feet of space; and

5) Landlord has paid a commission in the amount of $_________ to Tenant pursuant
to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, 600 COMMONWEALTH, L.P.,
a body corporate and politic a California limited partnership

By:

___________

Name________
By:

_____________________________________

Its____________
Name_________________________
Its___________________________________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

1. DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

I. Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

_________

N. Exclusive day porter service from

_____

am. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

I. HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
quarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.
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V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: )

County of Los Angeles )
Chief Executive Office
Real Estate Division )
222 South Hill Street )
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”) is
entered into as of the

____

day of

______________,

200_ by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), 600 COMMONWEALTH, L.P., a California
limited partnership, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

_______________

_____________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement
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Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease which
materially increases Landlord’s obligations under the Lease or materially decreases Tenant’s
obligation under the Lease, unless Lender has approved such modification or amendment in
writing, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall be
given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the party at its address appearing below. Notices shall be
effective upon receipt (or on the date when proper delivery is refused). Addresses for notices
may be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

_________________________________

To Borrower:

_________________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be
binding upon the parties and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:__________________________
Name:______________________
Title:___________________________

BORROWER: 600 COMMONWEALTH. L.P.
a California limited partnership

By:______________
Name:_____________
Title:_______________

LENDER: [Insert name of Lender],

By:____________________
Name:_________________
Title:_____________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

__________________

On

_________________________,

before me,

________________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)
personally appeared

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

____________________________

Re: Date of Certificate:

___________________

Lease Dated:

___________________

Current Landlord:

___________________

Located at:

_____________________

Premises:

___________________

Commencement Date of Term:_________________
Expiration Date:

____________________

Current Rent:

____________________

County of Los Angeles (“Tenant’) hereby certifies that, to its actual knowledge, as of the date
hereof:

1. Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right topurchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

_____________

Name:

_____________

Title:

______________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBEIWBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

I. MinoritylWomen Participation in Firm (Partners, Associate Partners, Managers, Staff,etc.)
I Firm Name: Contact Personrrelephone Number:

2. Address:

4. Total number of
_____________________

5. Provide the Owners,
Managers Staffnumber of all Partners -nd

minrritv All O.P & Women All Women AILStafL Women
Black/African American

Hispanic/Latin American

Asian American

Portuguese American

American Indian/Alaskan

All Others

II. PERCENTAGE OF MINORITYIWOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITY/WOMEN-OWNED2. Total Number of O iLPirtn.er& FIRM (FRTIFIflATIflM
3 Provide the All .

ç.,ç EIIQkL Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California? U

Hispanic/Latin
Yes U No

Acin Amrrn rs:.. ._f I A I_...I r, ‘.I r

Portuouese American Section 0. OPTION TO PROVIDE REQUESTED INFORMATION
LI We do not wish to provide the information required in this form.

Firm Name:

Signature/Title:.

r
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EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between 600 COMMONWEALTH, L.P., a California limited partnership (the “Landlord”),
and the COUNTY OF LOS ANGELES, a public body corporate and politic duly
organized and existing under the laws of the State of California (the “Tenant”), who
agree as follows:

Landlord and Tenant have entered into an unrecorded lease dated

_________

20_ (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

_______________,

20_, and ending on
a date

______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

___________________,

20_.

LANDLORD: 600 COMMONWEALTH, L.P.,
a California limited partnership
By:

____________________

Its:

_________________________

By:

_____________________

Its:

__________________________

TENANT: COUNTY OF LOS ANGELES,
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a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

_________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY
OF

__________________

On

_________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)
personally

appeared

__________________________________________________________

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)

HOA.102706548.3 Exhibit I — Page 3
MEMORANDUM OF LEASE



PROBATION DEPARTMENT 
ANTICIPATED BOARD LETTER 

FACT SHEET 
January 15, 2020 

 
SUBJECT 

• Five-year, one year, and eighteen-month leases for the Department of Public 
Health, Department of Children and Family Services, and Probation Department  
at 3530 Wilshire Boulevard, Los Angeles. 

 
TARGETED BOARD AGENDA 

• February 4, 2020  
 
DESCRIPTION OF PROGRAM / ITEM 
  

• Probation is currently in 13,508 rentable square feet for its Pretrial Services Division 
(PTS), and currently has both administrative and direct service functions at this location.  
The division includes the Bail Deviation Program, PTS Training Academy, Research and 
Development Unit Own Recognizance program and Probation’s Domestic Violence Unit. 
 

• Probation occupies 13,508 square feet of office space and is requesting the approval of a 
short-term lease extension until applicable relocations are effectuated. 
 

AMOUNT / COST  
• The maximum first year cost of $584,127 is comprised of the $470,079 annual base rent, 

the $114,048 annual parking costs. 
 

FUNDING SOURCE 
The rental costs for Probation Department is 100 percent funded from net County cost.  
 

PURPOSE 
• Approval of the recommended action will authorize and adequately provide the necessary 

office space for the PH, DCFS and Probation Department. DCFS and Probation, are in 
the process of relocating.  
 

CONTRACTING PROCESS (if applicable) 
• N/A 

 
CHANGES FROM PREVIOUS YEAR  

• N/A 
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CHANGES TO DEPLOYMENT / STAFFING PLAN 

• N/A 
 
ISSUES / CONCERNS  

• N/A  
 
SUCCESSES / ACCOMPLISHMENTS 

• N/A 
 
DISTRICT(S) IMPACTED 

• Second 
 
CONTACT PERSON 

• Nevin Harrison 
• (213) 974-4159 
• nharrison@ceo.lacounty.gov 

 
 



The Hono 

“To Enrich Lives Through Effective And Caring Service” 

 
 
 
 
February 4, 2020 
 
 
 
The Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, CA 90012 
 
Dear Supervisors: 
 

FIVE YEAR, ONE-YEAR, AND EIGHTEEN MONTH LEASES 
DEPARTMENT OF PUBLIC HEALTH, DEPARTMENT OF CHILDREN AND FAMILY 

SERVICES, AND PROBATION DEPARTMENT 
3530 WILSHIRE BOULEVARD, LOS ANGELES 

(SECOND DISTRICT) 
(3 VOTES) 

 
SUBJECT 
 
Approval of three proposed leases to replace three existing leases to provide the 
Department of Public Health, Department of Children and Family Services and Probation 
Department continued use of 114,350 rentable square feet of office space and up to 458 
on-site parking spaces.  
 
IT IS RECOMMENDED THAT THE BOARD: 
 

1. Find that the proposed lease is exempt from the California Environmental Quality 
Act (CEQA), for the reasons stated in this Board letter and in the record of the 
project. 

 
2. Authorize the Chief Executive Officer, or her designee, to execute the proposed 

lease with Metroplex, LLC, (Landlord), for approximately 114,350 rentable square 
feet of office space, and 458 on-site parking spaces at 3530 Wilshire Boulevard, 
Los Angeles to be occupied by the Department of Public Health (DPH), 
Department of Children and Family Services (DCFS), and the Probation 
Department (Probation).  The estimated maximum first year base rental cost is 
$3,979,382.  The total base rental cost payable to the Landlord under the proposed 

SACHI A. HAMAI 
Chief Executive Officer Board of Supervisors 

HILDA L. SOLIS 
First District 
  
MARK RIDLEY-THOMAS 
Second District 
  
SHEILA KUEHL 
Third District 
 
JANICE HAHN 
Fourth District 
  
KATHRYN BARGER 
Fifth District 

County of Los Angeles 
CHIEF EXECUTIVE OFFICE 

Kenneth Hahn Hall of Administration 
500 West Temple Street, Room 713, Los Angeles, California 90012 

(213) 974-1101 
http://ceo.lacounty.gov  
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leases would approximate $14,840,615 over the five-year, one year, and eighteen-
month term.  The rental costs for DPH are funded by a combination of grant 
funding, health fees, and net County cost.  The rental cost for DCFS is 22.5 percent 
subvened with Federal funds and 77.5 percent net county cost.  The rental cost for 
Probation is net County cost. 

 
a) Authorize the Chief Executive Officer, or her designee, to execute the 

proposed lease with the Landlord for approximately 66,644 square feet 
of office space, to include up to 267 on-site parking spaces at 3530 
Wilshire Boulevard, Los Angeles, to be occupied by DPH. The estimated 
maximum first year rental cost, including parking and tenant 
improvements, is not to exceed $4,150,154. The total rental cost 
including parking payable to the Landlord under this proposed lease 
would not exceed $21,716,307, over the five-year term. 

 
b) Authorize the Chief Executive Officer, or her designee, to execute the 

proposed lease with the Landlord for approximately 34,198 square feet 
of office space, to include up to 137 on-site parking spaces at 3530 
Wilshire Boulevard, Los Angeles, to be occupied by DCFS. The 
estimated maximum first year rental cost, including parking, is not to 
exceed $1,479,627.  The total rental cost including parking payable to 
the Landlord under this proposed lease would not exceed $2,243,243, 
over the 18-month term. 

 
c) Authorize the Chief Executive Officer, or her designee, to execute the 

proposed lease with the Landlord for approximately 13,508 square feet 
of office space, to include up to 54 on-site parking spaces at 3530 
Wilshire Boulevard, Los Angeles, to be occupied by Probation. The 
estimated maximum first year rental cost, including parking, is not to 
exceed $584,127.  The total rental cost including parking payable to the 
Landlord under this proposed lease would not exceed $584,127 over the 
12-month term.  

 
3. Authorize the Chief Executive Officer, or her designee, to reimburse the Landlord 

up to $5,331,520, in a lump sum, for the County’s tenant improvement (TI) 
contribution, or $6,334,230 if amortized at 7 percent per annum over five years 
pertaining to the leased space for DPH referenced above.  The total lease costs 
payable to the Landlord would not exceed $21,716,307 over the five-year term, 
which is comprised of the $12,561,597 base rental cost, $2,820,480 parking cost 
and the $6,334,230 maximum County’s TI contribution.  
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4. Authorize and direct the Chief Executive Officer, or her designee, to execute any 
other ancillary documentation necessary to effectuate the terms of the proposed 
lease and to take other actions necessary and appropriate to implement and 
effectuate the terms of the proposed lease, including, without limitation, potential 
early termination rights.  The proposed lease will become effective upon approval 
by the Board. 

 
PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 
 
Since December 2001, DPH, DCFS, and Probation have occupied office space at the 
office building at 3530 Wilshire Boulevard, Los Angeles, also referred to as “Metroplex.” 
 
The proposed leases will continue to provide DPH, DCFS, and Probation with sufficient 
office space for its ongoing operations.  The applicable DPH components, which occupy 
66,644 rentable square feet at the facility, house divisions for Environmental Services, 
Immunization and Chronic Diseases, which provide both an administrative as well as 
direct service function for the community with additional services related to food and 
housing inspections, environmental plan check review, radiation management, and vector 
control activities.  The division for Chronic Disease and Injury Prevention works with 
community partners throughout the County in implementing policy, systems and 
environmental changes to improve nutrition and maximize the health and quality of life 
among older adults. 
 
The Landlord will provide $999,660 in base TI allowance for DPH and up to $5,331,520 
in additional TI allowances, if necessary, to suit the needs of DPH and its programs.  The 
existing facility adequately meets the space needs of the current department(s) and is 
accessible to public transportation routes. The ongoing DPH lease will accommodate 
approximately 337 employees and visitors with adjacent parking. 
 
The previously combined lease expired on May 28, 2019, and has been on a month-to-
month holdover basis, with no penalty, pending renewal of the proposed lease.  Apart 
from the DPH lease currently proposed, DCFS and Probation desire to maintain their 
presence in their respective office spaces, until each department moves into alternative 
work space for which prospective locations are currently under consideration.  
 
DCFS, which currently occupies 34,198 rentable square feet, has a Youth Development 
Services Division (YDSD) housed at the facility, which is dedicated to providing a unified 
and comprehensive program that offers services and resources to age 14-20-year-old 
youth.  YDSD services provided are for youth who are in, or have been in, foster care 
under the County’s dependency or Probation systems, and provides a variety of 
resources to assist youth in successful transition from childhood to adulthood.  YDSD 
delivers transition age youth these services in collaboration with Probation, the DMH, 
Work Forces Investment Agencies, as well as the Los Angeles County Office of Education 
and Los Angeles Unified School District.   
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Probation is currently in 13,508 rentable square feet for its Pretrial Services Division 
(PTS), and currently has both administrative and direct service functions at this location.  
The division includes the Bail Deviation Program, PTS Training Academy, Research and 
Development Unit Own Recognizance program and Probation’s Domestic Violence Unit. 
 
DCFS and Probation will continue to operate at this location until their respective move-
outs are facilitated.  The landlord has agreed to provide the County with two short term 
leases. 
 
The first lease is for Probation for 12-months for approximately 13,508 rentable square 
feet located on the 5th floor of the building commonly known as suite 501. The base rent 
will be $39,173.20 per month and the total rent for the 12-months shall be $470.078.40. 
Landlord will provide up to 54 parking spaces (4 per 1,000 sf) at a monthly cost of up to 
$9,504 ($114,048 per year). 
 
The second short term lease is for DCFS for 18-months for a total of approximately 34,198 
rentable square feet, consisting of (i) 23,795 rentable square feet located on the 4th floor 
of the building commonly known as suite 400, and (ii) 10,403 rentable square feet located 
on the 5th floor of the building and commonly known as Suite 500.  The base rent will be 
$99,174.20 per month and the total base rent for the first year shall be $1,190,090.40. 
Landlord will provide up to 137 parking spaces (4 per 1,000 sf) at a monthly cost of up to 
$24,128 ($289,536 per year). 
 
In conjunction with this Board action, both leases will be subject to the rental increases 
and the same terms and conditions that pertain to the DPH lease under consideration 
until completion of their respective relocations. The same parking allocation and cost will 
also be provided to these two departments at the same allocation and cost per the lease 
for DPH.  No TI allowance will be applicable to these two short-term lease renewals and 
both may be terminated at any time without penalty. 
 
Approval of the recommended actions will find that the proposed lease is exempt from 
CEQA and will allow the existing programs to continue operations at the subject facility. 
 
Implementation of Strategic Plan Goals 
 
The Countywide Strategic Plan Goal 3 of “Realize Tomorrow’s Government Today” 
provides that our increasingly dynamic, and complex environment, challenges our 
collective abilities to respond to public needs and expectations.  We want to be an 
innovative, flexible, effective, and transparent partner focused on advancing the common 
good.  The proposed leases will support this goal by allowing DPH, DCFS and Probation 
to continue their operations without interruption of service. 
 
The proposed lease is in conformance with the Asset Management Principles as outlined 
in Attachment A. 



The Honorable Board of Supervisors 
February 4, 2020  
Page 5 
 
 
FISCAL IMPACT/FINANCING 
 
The proposed lease will have the following financial impact: 
 

− The proposed DPH lease, and the DCFS and Probation leases, are on a full-
service gross basis whereby the Landlord will be responsible for operating and 
maintenance costs associated with the facility.   

 
- The square footage of the proposed lease premises has increased slightly due to 

the Landlord remeasuring of the office space per current industry standards. 
 
− The maximum first year base rental cost for DPH is $2,319,212, or $34.80 annually 

per square foot, with annual rental adjustments of 4 percent per annum. The 
maximum first year base rental cost for DCFS is $1,190,091 and the maximum first 
year base rental cost for Probation it is $470,079.  
 

- Total parking costs are estimated to be $967,680 per year for all three leases 
based on the departments’ right to purchase 229 stalls at $160 per stall per month 
and a right to purchase 230 additional stalls at $192 per stall per month.  When the 
lease originally commenced, parking was included in the lease rate, however, the 
market has changed and the Landlord is requiring that the County pay separately 
for parking.  
 

− The Landlord will provide a non-reimbursable base TI allowance of $999,660 or 
$15 per square foot, included in the lease.  No TIs apply to DCFS and Probation. 
 

− The Landlord will provide additional reimbursable TI dollars in the amount up to 
$5,331,520 or $80 per square foot, which the County may reimburse in a lump sum 
payment or amortize over a five-year period at 7 percent per annum. No additional 
TIs apply to DCFS and Probation. 
 

− The aggregate cost of the proposed lease over the five-year term for DPH, 
including rent expense, parking, and TI reimbursement, if fully utilized, would be 
approximately $21,716,307.  DCFS would approximate $2,243,243 over its 
eighteen-month lease and Probation would approximate $584,127 over a year. 
Attachment B provides an overview of the total proposed lease costs. 
 

Sufficient funding to cover the three additional lease costs including proposed rent, 
parking and County TI costs for the first year will be appropriated in the Rent Expense 
Budget with the fiscal year 2019-20 Mid-year Budget adjustment to cover additional lease 
costs of $3,491,876.14.  DPH, DCFS, and Probation has sufficient funding in their FY 
2019-20 operating budget to cover these costs for the first year.  Beginning with FY 2020-
21, ongoing funding for the proposed lease will be part of the budget for DPH.  These 
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costs are funded with grant funding, health fees, and net County costs, which are primarily 
sourced from County property tax revenues.   
 
FACTS AND PROVISIONS/LEGAL REQUIREMENTS 
 
In addition to the terms described herein, the proposed DPH lease includes the following 
provisions: 
 

− A cancellation provision that allows the County to terminate the proposed lease for 
DPH at 36 months with 180 days’ prior written notice. 
 

− County may terminate at anytime prior to the lease expiration with 30 days prior 
written notice to the Landlord. 
 

− The proposed lease for DPH contains a holdover provision, wherein the base rent 
shall be increased to 125% of the then existing base rent for the first twelve months 
following expiration of the lease term.  Thereafter, the holdover rate shall be 150% 
of the base rent at the time of the lease expiration.  The County’s holdover tenancy 
may be terminated upon 30 days’ notice from the Landlord.   
 

− The proposed lease for DPH will be effective upon approval by the Board. 
 

− The County will have one option to extend the lease for DPH for four years at fair 
market value with six months’ prior notice.  

  
The Chief Executive Office (CEO), through its broker representative CBRE Group, Inc. 
(CBRE), conducted a survey within the project area to determine the availability of 
comparable office space options.  CBRE was unable to identify any sites in the survey 
area that could accommodate this requirement more economically.  Based upon a review 
of available industry data, CBRE has established that the average annual rental range for 
similar space is between $27.60 and $45 dollars per square foot on a full-service gross 
basis.  In comparison, the base rental rate of $34.80 per square foot per year, full-service 
gross, for the proposed lease is within market range for the area. 
 
We have talked with co-working office space companies about long term leases and they 
have informed us that their co-working office space is not suited for long term occupancy, 
and consequently is not financially viable for long term occupancy in comparison to the 
rental costs of traditional long-term office space, especially for office space needs of this 
size. 
 
Attachment C shows county-owned or leased facilities in the proximity of the service area, 
and there are no suitable County-owned or leased facilities available for the program. 
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The Department of Public Works has inspected the facility and found it seismically 
suitable for County occupancy.  Construction of any TIs will be completed in compliance 
with relevant building and construction codes, laws and regulations, including the 
Americans with Disabilities Act.  A notification letter to the City of Los Angeles has been 
sent pursuant to Government Code Section 25351.  County Counsel has reviewed the 
attached proposed lease and has approved it as to form. 
 
The proposed lease will continue to provide an appropriate location for the applicable 
programs which is consistent with the County’s Facility Location Policy, as adopted by 
the Board of Supervisors on July 24, 2012, as outlined in Attachment D. 
 
ENVIRONMENTAL DOCUMENTATION 
 
The proposed leases are exempt from CEQA. The proposed leases, which replace the 
existing lease space with minor tenant improvements within an existing building, is within 
a class of projects that have been determined not to have a significant effect on the 
environment and which meets the criteria set forth in Section 15301 of the State CEQA 
Guidelines (Guidelines) and Class 1 of the County's Environmental Document Reporting 
Procedures and Guidelines, Appendix G. In addition, based on the proposed lease 
records, it will comply with all applicable regulations, and there are no cumulative impacts, 
unusual circumstances, damage to scenic highways, listing on hazardous waste site lists 
compiled, pursuant to Government Code Section 65962.5, or indications that it may cause 
a substantial adverse change in the significance of a historical resource that would make 
the exemption inapplicable. 
 
Upon the Board's approval of the recommended actions, a Notice of Exemption will be 
filed with the Registrar-Recorder/County Clerk in accordance with Section 21152 of the 
California Public Resources Code. 
 
IMPACT ON CURENT SERVICES (OR PROJECTS  
 
The proposed leases will adequately provide the necessary office space for these County 
requirements.  The effected departments concur with the proposed recommendation. 
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CONCLUSION 
 
It is requested that the Executive Office, Board of Supervisors return one certified copy 
of the Minute Order, and the adopted stamped board letter to the CEO, Real Estate 
Division at 320 West Temple Street, 7th Floor, Los Angeles, CA  90012 for further 
processing. 
 
Respectfully submitted, 
 
 
 
SACHI A. HAMAI 
Chief Executive Officer 
 
SAH:FAD:DPH:DL 
JLC:MAN:NH:gw 
 
Enclosures 
 
c: Executive Office, Board of Supervisors 
 County Counsel 
 Auditor-Controller 
 Public Health 
 Internal Services 
 



 
 
  ATTACHMENT A 

DEPARTMENTS OF PUBLIC HEALTH 
DEPARTMENT OF CHILDREN AND FAMILY SERVICES 

PROBATION DEPARTMENT 
3530 WILSHIRE BOULEVARD, LOS ANGELES 

Asset Management Principles Compliance Form1 

 
1. Occupancy  Yes  No N/A 

  A Does lease consolidate administrative functions?      X      

 B Does lease co-locate with other functions to better serve clients?     X      

 C Does this lease centralize business support functions?    X      

 D Does this lease meet the guideline of 200 sq. ft of space per person?  Ratio = 197 per 
person.    X        

 E Does lease meet the 4/1000 sq. ft. parking ratio guideline?    X      

 F Does public parking and mass-transit exist to facilitate employee, client and visitor 
access to the proposed lease location?    X   

2. Capital 

 A Is it a substantial net County cost (NCC) program?  The rental costs are funded by a 
combination of grant and health fee funding and net County cost. 

    X    

 B Is this a long-term County program? X   

 C If yes to 2 A or B; is it a capital lease or an operating lease with an option to buy?   X     

 D If no, are there any suitable County-owned facilities available?   X  

 E If yes, why is lease being recommended over occupancy in County-owned space?   X 

 F Is Building Description Report attached as Attachment C? X   

 G Was build-to-suit or capital project considered? The County already occupies the 
facility and a capital project was not considered. 

     X     

3. Portfolio Management 

A Did department utilize CEO Space Request Evaluation (SRE)? X   

B Was the space need justified? X   

C If a renewal lease, was co-location with other County departments considered?       X 

D Why was this program not co-located?   X 

1.           The program clientele requires a “stand alone” facility.    

2.           No suitable County occupied properties in project area.    

3.           No County-owned facilities available for the project.    

4.           Could not get City clearance or approval.    

5.           The Program is being co-located.    

E Is lease a full service lease?     X       

F Has growth projection been considered in space request?  X          

G Has the Dept. of Public Works completed seismic review/approval?1 X          

  1As approved by the Board of Supervisors 11/17/98    

  2If not, why not?     

 



 
ATTACHMENT B-1 

Page 1 of 2 
 

OVERVIEW OF THE PROPOSED DEPARTMENT OF PUBLIC HEALTH LEASE 
COSTS 

 
 
3530 Wilshire Blvd., 
Los Angeles 
 

 
Existing Lease 
 
 

 
Proposed Lease 

 
Change  

Area (Square Feet) 62,901 sq.ft. 66,644 sq.ft.  +3,743 sq. ft. 

 
Term (years) 

 
Seven years 
(5/29/2012-5/28/2019) 
currently on month-to-month 
holdover 
 

 
5 years  

 
-2 years 
 

 
Annual Base Rent (1) 

  
 

 
$1,547,986 
($24.61 per sq. ft. annually) 
 

  
$2,319,212 
($34.80 per sq. ft. annually)  

 
+$771,226 

 
Annual TI Reimbursement  
 

N/A 
 
$1,266,846 
 

+$1,266,846 

Parking (2) Included in rent $564,096 +$564,096 

 
Rental rate adjustment 

 
Annual CPI increases capped 
at 3 percent  

 
Annual 4 percent per year 

 
+1 percent  

Cancellation County after 5 years with 180 
days’ notice 

County at 36th month with 180 
days’ notice -24 months 

 

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs 
associated with operational and building maintenance.  

(2) The proposed lease requires that the County pay $160 per parking space per month (2/1000) and may pay 
for an additional 2/1000 at $192 per parking space per month.  The amount set forth assumes all parking 
spaces are utilized.   

 
 
 
 
 
 
 



ATTACHMENT B - 1
Page 2 of 2

Leased Area (sq.ft.) 66,644
Term (months) 60
Annual Rent Adjustment 4.00%

Cost Per RSF 
Per Month 

Cost Per RSF 
Per Year  

$2.90 $34.80

Parking (133 parking spaces)
Cost Per Space 

Per Month
Cost Per Space Per 

Year
$160 $1,920

Additional Parking (134 parking 
spaces) $192 $2,304

Lump Sum Amortized
$5,331,520 $6,334,229.16

1st Year 2nd Year 3rd Year 4th Year 5th Year Total 5 Year 
Rental Costs

Annual Base Rent Costs ¹
 2,319,212 2,411,980 2,508,459 2,608,798 2,713,148 12,561,597
Parking Costs ² 564,096 564,096 564,096 564,096 564,096 2,820,480
Tenant Improvement Costs ³ 1,266,846 1,266,846 1,266,846 1,266,846 1,266,846 6,334,230

Total Annual Rental Costs                                                         4,150,154 4,242,922 4,339,401 4,439,740 4,544,090 21,716,307

*Calculation note:  All numbers are rounded up to ensure sufficient funds available to pay the specified expense. 

² The parking costs includes 133 parking spaces at a annual fee of $1920 per parking space and an additional 134 parking spaces at a annual fee 
   of $2304 per parking space for a total of 267 parking spaces. 
³ The tenant improvement cost of $5,331,520 will be amoritzed into the monthly rent at an interest rate of seven percent (7%) over 5 years.

OVERVIEW OF THE PROPOSED LEASE AMENDMENT COST
Public Health

3530 Wilshire Boulevard, Suites 700, 800 & 900

Base Rent

Tenant Improvements 

¹ Annual base rent includes fixed 4 percent annual increases.



 
 

ATTACHMENT B-2 
Page 1 of 2 

 
OVERVIEW OF THE PROPOSED DEPARTMENT OF CHILDREN AND FAMILY 

SERVICES LEASE COSTS 
 

 
3530 Wilshire Blvd., 
Los Angeles 
 

 
Existing Lease 
 
 

 
Proposed Lease 

 
Change  

Area (Square Feet) 33,521 34,198 +677 sq. ft. 

 
Term (years) 

 
Seven Years 
(5-29/2012 – 5/28/2019) 
Currently on month-to-month 
holdover 

 
1 year and 6 months 

 
-5 years and 
6 months 

 
Annual Base Rent (1) 

  
 

 
$841,612.78 
(24.61 per sq. ft. annually) 

$1,190,090.40 
($34.80 per sq. ft. annually) 

 
+$348,477.62 

 
Annual TI 
Reimbursement  
 

N/A $0 None 

Parking (2) Included in rent $289,536 +$289,536 

 
Rental rate adjustment 

 
Annual CPI increases capped 
at 3 percent  

 
Annual 4 percent per year 

 
+1 percent  

Cancellation County after 5 years with 180 
days’ notice N/A -60 months 

 

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs 
associated with operational and building maintenance.  

(2) The proposed lease requires that the County pay $160 per parking space per month (2/1000) and may pay 
for an additional 2/1000 at $192 per parking space per month.  The amount set forth assumes all parking 
spaces are utilized.   

 
 



ATTACHMENT B - 2
Page 2 of 2

Leased Area (sq.ft.) 13,508
Term (months) 12
Annual Rent Adjustment 4.00%

Cost Per RSF 
Per Month 

Cost Per RSF 
Per Year 

$2.90 $34.80

Parking (27 parking spaces)
Cost Per Space 

Per Month
Cost Per Space Per 

Year
$160 $1,920

Additional Parking (27 parking 
spaces) $192 $2,304

1st Year Total 1 Year 
Rental Costs

Annual Base Rent Costs ¹
 470,079 470,079
Parking Costs ² 114,048 114,048

Total Annual Rental Costs                                                         584,127 584,127

OVERVIEW OF THE PROPOSED LEASE AMENDMENT COST
Probation Department

3530 Wilshire Boulevard, Suites 501

*Calculation note:  All numbers are rounded up to ensure sufficient funds 
available to pay the specified expense. 

² The parking costs includes 27 parking spaces at a annual fee of $1920 per parking 
space and an additional 27 parking spaces at a annual fee 
of $2304 per parking space for a total of 54 parking spaces. 

Base Rent

¹ Annual base rent includes fixed 4 percent annual increases.
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OVERVIEW OF THE PROPOSED PROBATION DEPARTMENT LEASE COSTS 

 
 
3530 Wilshire Blvd., 
Los Angeles 
 

 
Existing Lease 
 
 

 
Proposed Lease 

 
Change  

Area (Square Feet) 12,715 13,508 +793 sq. ft. 

 
Term (years) 

 
Seven Years 
(5-29/2012 – 5/28/2019) 
Currently on month-to-month 
holdover 

 
1 year 
 

 
-6 years 

 
Annual Base Rent (1) 

  
 

 
$332,431.88 
(24.61 per sq. ft. annually) 

$470,078.40 
($34.80 per sq. ft. annually) 

 
+$137,646.52 

 
Annual TI 
Reimbursement  
 

N/A $0 None 

Parking (2) Included in rent $114,048 +$114,048 

 
Rental rate adjustment 

 
Annual CPI increases capped 
at 3 percent  

 
Annual 4 percent per year 

 
+1 percent  

Cancellation County after 5 years with 180 
days’ notice N/A -60 months 

 

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs 
associated with operational and building maintenance.  

(2) The proposed lease requires that the County pay $160 per parking space per month (2/1000) and may pay 
for an additional 2/1000 at $192 per parking space per month.  The amount set forth assumes all parking 
spaces are utilized.   
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Leased Area (sq.ft.) 34,198
Term (months) 18
Annual Rent Adjustment 4.00%

Cost Per RSF 
Per Month 

Cost Per RSF 
Per Year 

$2.90 $34.80

Parking (68 parking spaces)
Cost Per Space 

Per Month
Cost Per Space Per 

Year
$160 $1,920

Additional Parking (69 parking 
spaces) $192 $2,304

1st Year 2nd Year (6 months) Total 18 Month 
Rental Costs

Annual Base Rent Costs ¹
 1,190,091 618,848 1,808,939
Parking Costs ² 289,536 144,768 434,304

Total Annual Rental Costs                                                         1,479,627 763,616 2,243,243

OVERVIEW OF THE PROPOSED LEASE AMENDMENT COST

Base Rent

¹ Annual base rent includes fixed 4 percent annual increases.
² The parking costs includes 68 parking spaces at a annual fee of $1920 per parking space and an additional 
69 parking spaces at a annual fee of $2304 per parking space for a total of 137 parking spaces. 
*Calculation note:  All numbers are rounded up to ensure sufficient funds available to pay the
 specified expense. 

Department of Children and Family Services
3530 Wilshire Boulevard, Floor 5



ATTACHMENT C 
DEPARTMENTS OF PUBLIC HEALTH 

DEPARTMENT OF CHILDREN AND FAMILY SERVICES 
PROBATION DEPARTMENT 

SPACE SEARCH – 3 MILE RADIUS 
3530 WILSHIRE BOULEVARD, LOS ANGELES 

 

LACO Name Address Proprietor Ownership 
Type 

Property 
Use 

Gross 
SqFt 

 Net 
SqFt  Vacant 

A405 BOS/Arts Commission - 
Wilshire - Bixel Building 

1055 Wilshire Blvd 
Ste. 800  
Los Angeles 90017 

Board of 
Supervisors 

Leased Multi Use 
Bldg - 
Office 

          
9,906  9,410 NONE 

A675 DA - Metro Court/DCFS 
Metro North/ERCP/Call 
Center 

1933 S Broadway  
Los Angeles 90007 

Children and 
Family Services 

Leased Multi Use 
Bldg - 
Office 

      
148,483  141,059 NONE 

A216 DPSS - Appeals & State 
Hearings 

811 Wilshire Blvd 
Suite 1118  
Los Angeles 90017 

Public Social 
Services 

Leased Multi Use 
Bldg - 
Office 

          
5,665  

5,439 NONE 

A118 Citizens Commission On 
Jail Violence 

355 S Grand Ave  
Los Angeles 90071 

Chief Executive 
Office (CEO) 

Gratis Use Multi Use 
Bldg - 
Office 

        
60,984  60,984 NONE 

B500 DHS - Workforce 
Development Program 

500 S Virgil Ave  
Los Angeles 90020 

Health Services Permit Multi Use 
Bldg - 
Office 

          
8,000  7,200 NONE 

A578 Auditor - Shared Services 
Initiative 

3470 Wilshire Blvd  
Los Angeles 90010 

Auditor-
Controller 

Leased Multi Use 
Bldg - 
Office 

        
21,500  20,425 NONE 

A627 County Admin Offices - LA 
World Trade Center 

350 S Figueroa St.  
Los Angeles 90071 

County Counsel Leased Multi Use 
Bldg - 
Office 

        
68,314  65,511 NONE 

A632 Office of Inspector 312 S Hill St. Grand 
Central Market Los 
Angeles 90012 

Public Defender Leased Multi Use 
Bldg - 
Office 

          
9,782  9,293 NONE 

Y193 Parks & Recreation - 
Headquarters Building 

433 S Vermont Ave  
Los Angeles 90020 

Parks and 
Recreation 

Owned Multi Use 
Bldg - 
Office 

        
31,862  21,777 NONE 

5456 Health Services 
Administration Building 

313 N Figueroa St.  
Los Angeles 90012 

Health Services Owned Multi Use 
Bldg - 
Office 

      
221,359  130,143 NONE 

10108 Parks and Recreation 
Planning and Development 

510 S Vermont Ave  
Los Angeles 90020 

Parks and 
Recreation 

Owned Multi Use 
Bldg - 
Office 

        
30,788   NONE 

10112 Regional Parks and Open 
Space District 

510 S Vermont Ave  
Los Angeles 90020 

Parks and 
Recreation 

Owned Multi Use 
Bldg - 
Office 

   
 NONE 

5266 Metropolitan Courthouse 1945 S Hill St.  
Los Angeles 90007 

Chief Executive 
Office (CEO) 

CA - 
Superior 
Courts 

Multi Use 
Bldg - 
Office 

      
303,433  

136,422 NONE 

X317 DCSS - Le Sage Complex 4 
Story Building 

3175 W 6th St.  
Los Angeles 90020 

WDACS Owned Multi Use 
Bldg - 
Office 

        
52,230  40,146 NONE 

A369 DCFS - Headquarters Annex 501 Shatto Pl  
Los Angeles 90020 

Children and 
Family Services 

Leased Multi Use 
Bldg - 
Office 

        
17,751  15,976 NONE 

A413 Human Resources - Wilshire 
Square Two Building 

3333 Wilshire Blvd  
Los Angeles 90010 

Human 
Resources 

Leased Multi Use 
Bldg - 
Office 

        
85,991  72,804 NONE 

A425 DCFS - Headquarters 
Building 

425 Shatto Pl  
Los Angeles 90020 

Children and 
Family Services 

Leased Multi Use 
Bldg - 
Office 

        
81,912  77,816 NONE 

X550 Mental Health - Le Sage 
Complex Tower 

550 S Vermont Ave  
Los Angeles 90020 

Mental Health Owned Multi Use 
Bldg - 
Office 

      
171,651  148,400 NONE 



 
 

A336 Sheriff - Wilshire Centre 
Building 

3055 Wilshire Blvd  
Los Angeles 90010 

Sheriff Leased Multi Use 
Bldg - 
Office 

          
7,755  7,115 NONE 

A360 DPSS - Metro North 
AP/Calworks District Office 

2601 Wilshire Blvd  
Los Angeles 90057 

Public Social 
Services 

Leased Multi Use 
Bldg - 
Office 

        
62,000  60,140 NONE 

L360 DPSS - Metro 
North/CalWORKs District 

2601 Wilshire Blvd  
Los Angeles 90057 

Public Social 
Services 

Leased Multi Use 
Bldg - 
Office 

      
501,000  40 NONE 

X510 Parks & Rec - Le Sage 
Complex 2 Story Building 

510 S Vermont Ave  
Los Angeles 90020 

Public Health Owned Multi Use 
Bldg - 
Office 

        
31,540  24,835 NONE 

A429 CEO - Real Estate 
Division/Service Integration 

222 S Hill St.  
Los Angeles 90012 

Public Defender Leased Multi Use 
Bldg - 
Office 

        
34,737  30,798 NONE 

A424 DPSS - Equitable Plaza 
Building 

3435 Wilshire Blvd 
Los Angeles 90010 

Public Social 
Services 

Leased Multi Use 
Bldg - 
Office 

        
65,871  62,577 NONE 

3154 Clara Shortridge Foltz 
Criminal Justice Center 

210 W Temple St.  
Los Angeles 90012 

Chief Executive 
Office (CEO) 

CA - 
Superior 
Courts 

Multi Use 
Bldg - 
Office 1,036,283 516,275 NONE 

3155 Performing Arts Center - De 
Lisa Building/The Annex 

301 N Grand Ave  
Los Angeles 90012 

WDACS Owned Multi Use 
Bldg - 
Office 

        
27,582  17,978 NONE 

0181 Kenneth Hahn Hall of 
Administration 

500 W Temple St.  
Los Angeles 90012 

Board of 
Supervisors 

Owned Multi Use 
Bldg - 
Office 

      
958,090  557,268 NONE 

0156 Hall of Records 320 W Temple St.  
Los Angeles 90012 

District Attorney Owned Multi Use 
Bldg - 
Office 

      
438,095  260,776 NONE 

A532 PH Health - Wilshire 
Metroplex Building 

3530 Wilshire Blvd  
Los Angeles 90010 

Public Health Leased Multi Use 
Bldg - 
Office 

      
113,027  101,920 NONE 

B922 DPSS - Wilshire Special 
District Office 

2415 W 6th St.  
Los Angeles 90057 

Public Social 
Services 

Leased Multi Use 
Bldg - 
Office 

        
46,228  42,065 NONE 

B695 PH - Immuniz&Envir 
Health/Mental Health 

695 S Vermont Ave  
Los Angeles 90010 

Public Health Leased Multi Use 
Bldg - 
Office 

      
125,622  118,605 NONE 

 



 
 

ATTACHMENT D 
 

FACILITY LOCATION POLICY ANALYSIS 
 

Proposed lease renewal:  Five-year Lease agreement for the Department of Public 
Health – 3530 Wilshire Blvd., Los Angeles – Second Supervisorial District.  One 18-month 
lease for DCFS and Probation until relocation is arranged. 
 
A. Establish Service Function Category – Regional and local public service function. 

 
B. Determination of the Service Area – The proposed lease will provide a five-year 

lease extension for the existing DPH program and two short-term lease extensions for 
DCFS and Probation within Service Planning Area 4. 
 

C. Apply Location Selection Criteria to Service Area Data 
 

• Need for proximity to service area and population:  Continuing need for existing 
operation in the greater SPA 4 region in support of Public Health programs. 
 

• Need for proximity to existing County facilities:  Close to other County departments.  
 

• Need for proximity to Los Angeles Civic Center:  The current site provides a central 
location, seven miles east of Downtown Los Angeles and is accessible to public 
transportation. 
  

• Economic Development Potential:  N/A 
 

• Proximity to public transportation: The location is adequately served by local transit 
including a nearby Metro station.   

 
• Availability of affordable housing for County employees: The surrounding area 

provides for affordable housing and rental opportunities. 
 

• Use of historic buildings: N/A 
 

• Availability and compatibility of existing buildings:  There are no alternative existing 
County buildings available to meet the Department’s needs.   
 

• Compatibility with local land use plans:  The site is currently zoned commercial, 
and the current use is consistent with the building’s use and zoning and not in 
conflict with the goals and policies of the City of Los Angeles.  A notification letter 
has been sent pursuant to Government Code Section 25351. 

 
• Estimated acquisition/construction and ongoing operational costs:  The initial 

annual maximum costs associated with the proposed DPH lease are $4,150,154, 
which includes base rent of $2,319,212, parking of $546,096, and up to $5,331,520 
in additional TI costs.  The initial annual maximum costs associated with the 



 
proposed DCFS lease are $1,479,627 which includes base rent of $1,190,091 and 
parking of $289,536.  The initial annual maximum costs associated with the 
proposed Probation lease are $584,127, which includes base rent $470,079, and 
parking of $114,048. 
 
Rental costs for DPH are paid via grant funding, health fees and net County cost.  
DCFS is approximately 70 percent provided by State and Federal funding. 
Probation is net County cost. 

 
D. Analyze results and identify location alternatives  

 
Based upon the space and service needs of the Departments, CBRE surveyed the 
immediate area to determine the availability of comparable and more economical site 
alternatives. 
 
Based upon a review of available industry data, CBRE, as CEO’s representative, has 
established that the annual average rental rate for similar space is $29.17 per square 
foot per year on a full-service gross basis. Therefore, the base annual rent of $28.80 
per square foot per year full-service gross for the proposed leases, represents a rate 
below the average market rate for the area.  
 

E. Determine benefits and drawbacks of each alternative based upon functional 
needs, service area, cost and other Location Selection Criteria 
  
The existing facility provides proper accommodations for the Departments within the 
indicated service area.  The proposed leases are0 in conformance with the Asset 
Management Principles as outlined in Attachment A.  The consolidation of services 
for DPH within the existing facility will continue to provide an appropriate location, 
which is consistent with the County’s Facility Location Policy, adopted by the Board of 
Supervisors on July 24, 2012.   
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the______ day of

________

20_ between Metroplex, LLC, a California limited liability company (“Landlord”), and COUNTY
OF LOS ANGELES, a body corporate and politic (“Tenant” or “County”).

Landlord and Tenant agree:

BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for METROPLEX, LLC
Notice: 3530 Wilshire Boulevard, Suite 630

Los Angeles, CA 90010
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: Approximately 64,572 rentable square feet
located on the 7th, 8th, and 9th Floors of the
Building (defined below) and commonly known
as Suites 700, 800 and 900, as shown on

HOA.102706548.3 1



Exhibit A attached hereto.

d. Building: The building located at 3530 Wilshire
Boulevard, Los Angeles, CA 90010, which is
currently assessed by the County Assessor as
APN 5094-001-019, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: Five (5) years, commencing upon mutual
execution of the Lease (the “Commencement
Date”), and terminating at midnight on the day
before the sixth (6tj annual anniversary of the
Commencement Date (the “Termination Date”),
subject to earlier termination by Tenant as
provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally Omitted]
Date:

g. Irrevocable Offer N/A
. Expiration Date:

(see Section 33)

h. Base Rent: $187,258.80 per month (which is based upon a
rental rate of $2.90 per rentable square foot,
adjustable only as provided in Section 5
hereof). Base Rent for the first (1st) year of the
Term shall be $2,247,105.60 (adjustable as
provided in Section 5 hereof).

i. Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 64,572 square feet
the Premises:

k. Initial Departmental Use: Office use for the Department of Public Health,
or any other lawful governmental purpose not
incompatible with other uses in the Building,
subject to Section 6.

I. Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
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square feet of the Premises per month (which
allocation is currently 129 parking spaces) at
the Building’s prevailing rates, which are
currently $160 per stall per month, subject to
change, and additional stalls above the
permitted ratio on a month-to-month basis at
one hundred twenty percent (120%) of the
Building’s prevailing rates, which adjusted rates
are currently $192 per stall per month, subject
to change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 258 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 am. to 6:00 p.m. Monday through Friday
and 9:00 am. to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201
prepared by the Department of Public Works.

p. Disabled Access Survey A report dated 201
prepared by the Department of Public Works.

1 .2 Defined Terms Relating to Landlord’s Work Letter

a. Tenant Improvement $968,580.00 (which is based upon the rate of
Allowance: $15.00 per rentable square foot)

b. Tenant’s TI Contribution: $5,165,760.00 (which is based upon the rate of
$80.00 per rentable square foot)

c. Change Request [Intentionally Omitted]
Contingency
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d. Tenant Improvement Seven percent (7%) per annum
Amortization Rate and
Change Request
Amortization Rate:

e. Tenant’s Work Letter Bryan Bell
Representative:

f. Landlord’s Work Letter Property Manager and/or an assigned staff
Representative: member of Landlord

g. Landlord’s Address for METROPLEX, LLC
Work Letter Notice: 3530 Wilshire Boulevard, Suite 630

Los Angeles, CA 90010
Attn: Property Manager

With a copy to:

METROPLEX, LLC
3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

h. Tenant’s Address for Work County of Los Angeles
Letter Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

1.3 Exhibits to Lease Exhibit A - Floor Plan of Premises
Exhibit B - Commencement Date Memorandum

and Confirmation of Lease Terms
Exhibit C - Form of Payment Voucher
Exhibit D - HVAC Standards
Exhibit E - Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance and

Attornment Agreement
Exhibit G - Tenant Estoppel Certificate
Exhibit H - Community Business Enterprises

Form
Exhibit I - Memorandum of Lease

1 .4 Landlord’s Work Letter Landlord’s Work Letter
Addendum A: Base Building Improvements

(Executed concurrently with Addendum B: Tenant Improvements
this Lease and incorporated Addendum C: Form of Preliminary and
herein by this reference): Final TI Cost Statement
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1.1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Termination Rights

Provided Tenant is not in material default under any material term or provision
contained in the Lease (e.g., Rent) beyond any applicable notice and cure
period, Tenant shall have a two-time right (“Termination Option”) to terminate the
Lease effective as of the last day of the thirty-sixth (36th) month of the
Term (“Termination Date”), by giving no less than six (6) months prior written
notice to Landlord of such intent (“Termination Notice”). If Tenant timely and
properly exercises the Termination Option, the Lease shall expire on the
Termination Date with the same force and effect as if such date were the stated
expiration date of the Lease and Landlord and Tenant shall have no further
obligations under the Lease after the Termination Date except for any obligations
or liabilities that explicitly survive termination as set forth in the Lease. In the
event that such Termination Option is exercised, Tenant shall pay to Landlord a
termination fee in an amount equivalent to the unamortized balance remaining to
be reimbursed to Landlord of the Tenant Improvement Costs (as such term is
defined in the Work Letter) (the “Termination Fee”). For purposes of calculating
the Termination Fee, the costs described above shall be amortized over the sixty
(60) months of the Term. Tenant shall pay the Termination Fee at the time of
delivery of the Termination Notice to Landlord. If Tenant fails to timely deliver the
Termination Notice or pay the Termination Fee, Tenant shall be considered to
have elected not to exercise the Termination Option. The rights contained in this
Section 4.2 shall be personal to the originally named Tenant and may be
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exercised only by the originally named Tenant (and not any assignee, sublessee,
or other transferee of Tenant’s interest in this Lease) and only if the originally
named Tenant occupies the entire Premises as of the date it exercises the
Termination Option in accordance with the terms of this section.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a) the Commencement Date, and (b)the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1). Landlord
shall submit such payment vouchers in the same form as Exhibit C attached
hereto, along with a completed IRS form W-9 and evidence of insurance in
compliance with Section 20.1. If Landlord fails to timely file any payment voucher
as required pursuant to this Section 5.1, then Tenant shall not be required to pay
Base Rent to Landlord until fifteen (15) days after Landlord files such payment
voucher for the applicable period. Base Rent for any partial calendar month
during the Term shall be prorated in proportion to the number of days during the
Term within such calendar month.

5.2 Base Rent Adjustments

From and after the first (1st) anniversary of the Commencement Date, on the first
day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, Base Rent shall be
increased by four percent (4%) of the Base Rent payable in the immediately
preceding month. Thus, the monthly installment of Base Rent shall be as
follows:

Year of Term Monthly Installment of Base Rate per Rentable
Rent Square Foot

1 $187,258.80 $2.90

2 $194,749.15 $3.02

3 $202,539.12 $3.14

4 $210,640.68 $3.26

5 $219,066.31 $3.39
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6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1 .1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall be increased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law: or (b)
causes or is reasonably likely to cause damage to the Building or the Premises: or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.

9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
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continue in full force and effect. if all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,
then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds are
available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and

c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or
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b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;

iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
for routine office and janitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.

b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the. Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas” have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law. Although
state law does not require a CASp inspection of the subject premises, the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the
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arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;

ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and

v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

the floor covering (if such floor covering is carpet tiles it shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);
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vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time.

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision. If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall

HOA.102706548.3 11



be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (I) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.

11. SERVICES AND UTILITIES

11.1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC”),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)
hours’ prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $432.00 per hour (four hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
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shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.

g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense, shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11 .2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
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ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.

14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (‘Default’):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.
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14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.

15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlord’s default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (“Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages); and/or

d. to terminate this Lease.
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15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.

16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent; provided, however, that (i) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights; and (iii) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.

16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:
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Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner

17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and

e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controllinci Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
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Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
‘Condemnor” shall mean any public or quasi-public authority, or private
corporation or individual, having the power of Condemnation.

18.2 TotalTaking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).

18.3 Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises. If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
degree to which Tenant’s use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
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sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity

Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected with any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form CP 10
30).
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20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant

Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional lnsureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 1 0 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate
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Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents’), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(‘Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.

d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:VlI, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.
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g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds

All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Tyres And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
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Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $ 1 million
Personal and Advertising Injury: $1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through use
of a program of self-insurance. A certificate evidencing insurance coverage or letter evidencing
self-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $ 10 million
Products/Completed Operations Aggregate: $10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 miflion

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any furniture or
furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which allocation is currently one hundred twenty-nine (129) unreserved parking
spaces, for the Term of this Lease at the Building’s prevailing parking rates,
which are cUrrently $160.00 per unreserved space per month, subject to change.
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Tenant may lease additional parking spaces on a month to month basis at one
hundred twenty percent (120%) of the Building’s prevailing parking rates, which
adjusted rates are currently $192.00 per unreserved space per month, subject to
change. Notwithstanding the foregoing, in no event shall the total number of
parking spaces leased by Tenant pursuant to this Section 21.1 exceed four (4)
spaces per one thousand (1,000) rentable square feet of Tenant’s leased
Premises, which total number is currently two hundred fifty-eight (258) parking
spaces. Tenant acknowledges that all such parking spaces are to be used on a
non-exclusive basis by Tenant and other tenants, occupants, licensees, nvitees
and permittees of the Building. No tandem parking shall be required, and Tenant
shall be entitled to full in/out privileges. Tenant’s parking rights shall be subject
to reasonable parking rules and regulations adopted by Landlord (or, at
Landlord’s option, the operator or lessee of the parking facilities) from time to
time, provided that such procedures shall be uniformly applied to all tenants. The
cost of any parking spaces leased by Tenant hereunder shall be payable by
Tenant on the first day of each calendar month of the Term of this Lease in
addition to the Base Rent in Article 5

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions. It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (10%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
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cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.
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23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

Landlord shall construct the Tenant Improvements in the manner set forth in Landlord’s
Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building;
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.

26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.
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27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture). f Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.

28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.
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30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease, other than CBRE, Inc. (‘CBRE’) and as otherwise disclosed to the other
in writing and shall indemnify and hold harmless each other against any loss,
cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made in variance
with this representation. The parties agree that Landlord shall be solely
responsible for the payment of any brokerage commissions to CBRE and that
Tenant shall have no responsibility therefor unless written provision to the
contrary has been made a part of this Lease. If Tenant has dealt with any person
or real estate broker other than CBRE in respect to leasing, subleasing or renting
space in the Building, Tenant shall be solely responsible for the payment of any
fee due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto and the Landlord’s Work Letter) is the
final and complete expression of Landlord and Tenant relating in any manner to
the leasing, use and occupancy of the Premises, to Tenant’s use of the Building
and other matters set forth in this Lease. No prior agreements or understanding
pertaining to the same shall be valid or of any force or effect, and the covenants
and agreements of this Lease shall not be altered, modified or added to except in
writing signed by both Landlord and Tenant.

30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1.1. Without limiting the generality of the foregoing,
Landlord’s notices to Tenant shall not be effective if they are delivered to the
Premises or to another address that is not set forth in Section 1.1 hereof. Any
notice given under this Lease shall be deemed effective upon the date of delivery
(whether accepted or refused), which, for certified mail and courier service, shall
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be established by U.S. Post Office return receipt or the couriers proof of delivery,
respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.

30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore, together
with all necessary information.

30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.
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31. AUTHORITY

Only the County’s Board of Supervisors (‘Board of Supervisors”) has the authority, by
formally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, and
Landlord may not rely upon any representations to the contrary. This limitation of
authority applies to all material terms of the Lease including, without limitation, any
monetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations ofTenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner provided
herein by an early termination notice or otherwise, signing estoppel certificates, signing
the Commencement Date Memorandum and Confirmation of Lease Terms or
subordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordance
with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:

32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Services’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controller’s Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlord’s submission being
eliminated from consideration.
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Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assicnment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlords right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.

b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.
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e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.

g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.

32.4 Smoking in County Facilities. The Surgeon General of the United States has
concluded that passive smoke exposure is the third leading cause of preventable
death in the United States. The United States Environmental Protection Agency
has found second-hand smoke to be a known carcinogen. It is recognized that
the county has a responsibility to establish, maintain and promote a healthful and
safe working environment and to reduce health and safety risks of its employees
and the public at large. Tobacco smoke is a hazard to the health of county
employees and the general public and represents an annoyance which should be
regulated and banned in all county facilities to the end that air quality in all such
facilities be improved for the preservation and improvement of the health of all
county employees and the public. Therefore, to the greatest extent possible, the
rights and comfort of all employees shall be respected. Reasonable effort shall
be made to provide smokers a place to smoke in areas open to the sky or
otherwise located outside county facilities and except as provided under Los
Angeles County, California - Code of Ordinances Chapter 2.126 (“LAMC 2.126”),
all portions of County-owned facilities and all portions of facilities leased by or
from the County, which areas are not open to the sky, shall be designated as “no
smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
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of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlords agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.

34. RIGHT OF FIRST OFFER TO LEASE ADDITIONAL PREMISES

(a) Provided that no material Default has occurred and is continuing under the
Lease, if at any time prior to the last twelve (12) months of the Term, Landlord intends to
offer leasable space located contiguous to the Premises which becomes available during
the Term (the “Additional Premises”) for lease to third parties or to accept an offer of a
third party to lease the Additional Premises, Landlord shall first give written notice to
Tenant of the rental rate and other material terms upon which Landlord is willing to lease
the Additional Premises (“Landlord’s Lease Notice”). Any space that is vacant as of the
Commencement Date shall not be deemed to be a space that “becomes available”
during the Term and therefore shall not be considered an Additional
Premises. Landlord’s Lease Notice shall constitute an offer to lease the Additional
Premises to Tenant at the rental rate and upon the terms and conditions contained in
Landlord’s Lease Notice and shall state the anticipated date of availability of the
Additional Premises. Tenant shall have thirty (30) days after receipt of Landlord’s Lease
Notice to accept such offer. Tenant shall accept such offer, if at all, only by delivery to
Landlord of Tenant’s irrevocable written commitment to lease the Additional Premises at
the rental rate and upon the terms and conditions contained in Landlord’s Lease Notice
(the “Expansion Commitment”).

(b) If Tenant delivers to Landlord the Expansion Commitment within such thirty (30)
day period, all (but not part) of the Additional Premises shall be leased to Tenant
commencing on the earlier of (a) the date Tenant first uses the Additional Premises for
the Permitted Use; or (b) thirty (30) days after Landlord provides Tenant with possession
of the Additional Premises and continuing for a period of time coterminous with the
remaining Term, including any options to extend the Term. Tenant shall lease the
Additional Premises upon the same terms, conditions and covenants as are contained in
the Lease except that (i) the Base Rent for the Additional Premises shall be at the rate
set forth in Landlord’s Lease Notice, and (ii) any terms and conditions set forth in
Landlord’s Lease Notice that are inconsistent with the terms and conditions of the Lease
shall control.

(c) Except as otherwise set forth in Landlord’s Lease Notice, possession of the
Additional Premises shall be delivered to Tenant on an “as-is” basis. Landlord shall
prepare and Landlord and Tenant shall execute and deliver a written agreement
modifying and supplementing the Lease and specifying that the Additional Premises are
part of the Premises and, except as otherwise specified in Landlord’s Lease Notice,
subject to all of the terms and conditions of the Lease.
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(d) Time is of the essence with respect to the exercise by Tenant of its rights
granted hereunder. In the event Tenant fails to deliver to Landlord Tenant’s Expansion
Commitment within the thirty (30) day period prescribed above, all rights of Tenant to
lease the Additional Premises shall terminate and Landlord shall have no further
obligation to notify Tenant of any proposed leasing of the Additional Premises, and
Landlord shall thereafter have the unconditional right to lease the Additional Premises to
third parties or to accept offers from third parties to lease the Additional Premises
without further obligation to Tenant. The rights granted to Tenant under this Section 34
shall not apply to any sales or similar transfers of the Additional Premises.

35. OPTION TO EXTEND

35.1 Option Terms

Provided Tenant is not in material default under any material term or provision contained
in the Lease beyond any applicable notice and cure period, and is in possession of the
Premises at the time Tenant exercises its option, Tenant shall have one (1) option to
extend the Term of this Lease (“Extension Option”) for an additional period of forty-eight
(48) months (“Option Term”) for all of the space then under the Lease under the same
terms and conditions except for the monthly installment of Base Rent. If Tenant wishes
to exercise the Extension Option, Tenant shall deliver written notice to Landlord no less
than six (6) months prior to the expiration of the then existing Term (“Exercise Notice”).
If Tenant fails to timely deliver the Exercise Notice, Tenant shall be considered to have
elected not to exercise the Extension Option. The Base Rent payable during the Option
Term shall be the fair market rental rate for the Premises (based on comparable space
in the same locality and taking into account any rent abatement, tenant improvement
allowances or other monetary concessions generally available with respect to such
comparable spaces) as of the date of the Exercise Notice but shall not be less than the
monthly installment of Base Rent payable by Tenant immediately before the Option
Term. Landlord and Tenant shall have until the date that is thirty (30) days following the
date that Landlord receives Tenant’s Exercise Notice to mutually agree upon the new
Base Rent for the Option Term. Except for Base Rent at the new rate, all of the terms
and conditions of the Lease shall remain the same and shall remain in full force and
effect throughout the Option Term; provided, however, that any free rent, improvement
allowances, moving allowances, lease assumption payments, plan design allowances
(or payments), expansion options, opportunity rights or other similar concessions
provided for in the Lease shall not apply during any Option Term. The rights contained
in this Section 35.1 shall be personal to the originally named Tenant and may be
exercised only by the originally named Tenant (and not any assignee, sublessee, or
other transferee of Tenant’s interest in this Lease) and only if the originally named
Tenant occupies the entire Premises as of the date it exercises the Extension Option in
accordance with the terms of this section.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth above.

LANDLORD: METROPLEX, LLC,
a California limited liability company

By:

_______________________________

Name:

___________________________

Its:

_______________________________________

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

_______________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (“Lease”) dated

___________

______

20_, between County of Los Angeles, a body corporate and politic (“Tenant”), and
METROPLEX, LLC, a California limited liability company (“Landlord”), whereby Landlord leased
to Tenant and Tenant leased from Landlord certain premises in the building located at 3530
Wilshire Boulevard, Los Angeles, CA 90010 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

_________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

____________________

(“Commencement Date”);

4) The Premises contain

_____________

rentable square feet of space; and

5) Landlord has paid a commission in the amount of $_________ to Tenant pursuant
to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, METROPLEX, LLC,
a body corporate and politic a California limited liability company

By:

___________

Name________
By:

_____________________________________

Its____________
Name_____________________________
Its__________________________________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shalt supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

__________

N. Exclusive day porter service from

_____

am. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
q uarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.

HOA.102706548.3 Exhibit E — Page 2
CLEANING AND MAINTENANCE SCHEDULE



V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: )

County of Los Angeles
Chief Executive Office
Real Estate Division )
222 South Hill Street )
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement’) is
entered into as of the

____

day of

______________,

200_ by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), METROPLEX, LLC, a California limited
liability company, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

____________________________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement
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Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease which
materially increases Landlord’s obligations under the Lease or materially decreases Tenant’s
obligation under the Lease, unless Lender has approved such modification or amendment in
writing, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall be
given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the party at its address appearing below. Notices shall be
effective upon receipt (or on the date when proper delivery is refused). Addresses for notices
may be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

______________________________

To Borrower:

_______________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be
binding upon the parties and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:___________________________
Name:___________________________
Title:__________________________

BORROWER: METROPLEX, LLC,
a California limited liability company

By:_______________
Name:___________
Title:_______________

LENDER: [Insert name of Lender],

By:_____________________
Name:___________________
Title:_____________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA
SS.

COUNTY OF

__________________

On

___________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

____________________________

Re: Date of Certificate:

_________________________

Lease Dated:

_________________________

Current Landlord:

__________________________

Located at:

___________________________

Premises:

__________________________

Commencement Date of Term:_____________________
Expiration Date:

_________________________

Current Rent:

____________________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of the date
hereof:

1. Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,
which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

______________

Name:

_____________

Title:

______________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBE/WBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

I. Minority/Women Participation in Firm (Partners, Associate Partners, Managers, Staff, etc.)

‘1. Firm Name: Contact Person/Telephone Number:

2. Address:

4. Total number of
mnInvs in tht firm

5. Provide the Owners,
Managers Staffnumber of all Partners -nd

mint,riti All O.P & Women All Women All Staff Women

‘ Black/African American

Hispanic/Latin American

Asian American

Portuguese American

American Indian/Alaskan

All Others

II. PERCENTAGE OF MINORITYIWOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITY/WOMEN-OWNED2. Total Number of OwnershiD/P9rtners. PIRM flPRTIFUATIflN

3. Provide the All
.-ç mnln Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California? 7

Hispanic/Latin
Yes I No

Agin Amcriccn f-s’ r I -- A —

Portuguese American Section D. OPTION TO PROVIDE REQUESTED INFORMATION

HOA. 102706548.3

U We do not wish to provide the information required in this form.

Firm Name:

SignatureiTitIe

r1-. +.
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EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between METROPLEX, LLC, a California limited liability company (the ‘Landlord”), and
the COUNTY OF LOS ANGELES, a public body corporate and politic duly organized
and existing under the laws of the State of California (the “Tenant”), who agree as
follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20 (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

_______________,

20_, and ending on
a date

_______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

___________________,20_.

LANDLORD: METROPLEX, LLC,
a California limited liability company
By:

_____________________

Its:

__________________________

By:

_____________________

Its:

__________________________

TENANT: COUNTY OF LOS ANGELES,
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a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST: V

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA )
SS.

COUNTY OF

___________________

On

__________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared

____________________________________________________________

Name of Signer(s)
who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

COUNTY OF LOS ANGELES — Tenant

for

Department of Children and Family Services

METROPLEX, LLC - Landlord

3530 WILSHIRE BOULEVARD

SUITES 400, 510

LOS ANGELES, CA 90010
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease’) is entered into as of the_______ day of

________

20 between METROPLEX, LLC, a California limited liability company (“Landlord”), and
COUNTY OF LOS ANGELES, a body corporate and politic (‘Tenant” or “County’).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlords Address for METROPLEX, LLC
Notice: 3530 Wilshire Boulevard, Suite 630

Los Angeles, CA 90010
Attn: Property Manager

With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: A total of approximately 34,198 rentable square
feet, consisting of (i) 23,795 rentable square
feet located on the 4th floor of the Building (as
defined below) and commonly known as Suite
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400, and (ii) 10,403 rentable square feet
located on the 5th floor of the Building and
commonly known as Suite 500, as shown on
Exhibit A attached hereto.

d. Building: The building located at 3530 Wilshire
Boulevard, Los Angeles, CA 90010, which is
currently assessed by the County Assessor as
APN 5094-001-019, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: Eighteen (18) months, commencing upon
mutual execution of the Lease (the
“Commencement Date”), and terminating at
midnight on the day before the first day of the
nineteenth (19th) month after the
Commencement Date (the “Termination Date”),
subject to earlier termination by Tenant as
provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally Omitted]
Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $99,174.20 per month (which is based upon a
rental rate of $2.90 per rentable square foot,
adjustable only as provided in Section 5
hereof). Base Rent for the first (1 st) year of the
Term shall be $1,190,090.40 (adjustable as
provided in Section 5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 34,198 square feet
the Premises:

k. Initial Departmental Use: Office use for the Department of Children and
Family Services, or any other lawful
governmental purpose not incompatible with
other uses in the Building, subject to Section 6.
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Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
allocation is currently 68 parking spaces) at the
Building’s prevailing rates, which are currently
$160 per stall per month, subject to change,
and additional stalls above the permitted ratio
on a month-to-month basis at one hundred
twenty percent (120%) of the Building’s
prevailing rates, which adjusted rates are
currently $192 per stall per month, subject to
change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 136 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 am. to 6:00 p.m. Monday through Friday
and 9:00 am. to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201
prepared by the Department of Public Works.

p. Disabled Access Survey A report dated 201
prepared by the Department of Public Works.
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1.1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Early Termination

In the event that Tenant completely vacates and surrenders the Premises to
Landlord in accordance with Article 27 hereof at any time prior to the Termination
Date, the Lease shall terminate effective immediately (“Early Termination Date”).
In such event, the Lease shall expire on the Early Termination Date with the
same force and effect as if such date were the stated expiration date of the
Lease and Landlord and Tenant shall have no further obligations under the
Lease after the Early Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a)the Commencement Date, and (b)the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1). Landlord
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shall submit such payment vouchers in the same form as Exhibit C attached
hereto, along with a completed IRS form W-9 and evidence of insurance in
compliance with Section 20.1. If Landlord fails to timely file any payment voucher
as required pursuant to this Section 5.1, then Tenant shall not be required to pay
Base Rent to Landlord until fifteen (15) days after Landlord files such payment
voucher for the applicable period. Base Rent for any partial calendar month
during the Term shall be prorated in proportion to the number of days during the
Term within such calendar month.

5.2 Base Rent Adjustments

From and after the first (1st) anniversary of the Commencement Date, on the first
day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, Base Rent shall be
increased by four percent (4%) of the Base Rent payable in the immediately
preceding month. Thus, the monthly installment of Base Rent shall be as
follows:

Months of Term Monthly Installment of Base Rate per Rentable
Rent Square Foot

1-12 $99,174.20 $2.90

13-18 $103,141.17 $3.02

6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1.1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the Term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall be increased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.
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8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law; or (b)
causes or is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.

9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
continue in full force and effect. If all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,

HOA102706548.3 7



then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds are
available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and

c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;

iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
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for routine office and jnitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.

b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas’’ have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law. Although
state law does not require a CASp inspection of the subject premises, the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenance, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;
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ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

iii. the Common Areas;

iv. exterior windows of the Building; and

v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

the floor covering (if such floor covering is carpet tiles it shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);

vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

vUi. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time.

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;

b. be at least equal in quality, value and utility to the original work or
installation; and
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c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision. If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall
be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (i) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.
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11. SERVICES AND UTILITIES

11.1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)
hours’ prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $432.00 per hour (four hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.
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f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.

g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense, shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11.2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.
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13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.

14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Default”):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.
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15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlords default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (“Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein;

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages); and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.
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16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent; provided, however, that (I) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights; and (iU) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.

16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

Hi. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner
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17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws:

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and

e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
“Condemnor” shall mean any public or quasi-public authority, or private
corporation or individual, having the power of Condemnation.

18.2 Total Taking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).
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18.3 Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises. If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
degree to which Tenant’s use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity
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Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected with any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form OP 10
30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant
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Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional Insureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents”), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
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specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(‘Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.

d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:Vll, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs”)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
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including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds

All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $ 1 million
Personal and Advertising Injury: $1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through use
of a program of self-insurance. A certificate evidencing insurance coverage or letter evidencing
self-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
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programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $10 million
Products/Completed Operations Aggregate: $ 10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
— improvements and betterments to the Premises, any furniture or

furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which allocation is currently sixty-eight (68) unreserved parking spaces, for the
Term of this Lease at the Building’s prevailing parking rates, which are currently
$160.00 per unreserved space per month, subject to change. Tenant may lease
additional parking spaces on a month to month basis at one hundred twenty
percent (120%) of the Building’s prevailing parking rates, which adjusted rates
are currently $192.00 per unreserved space per month, subject to change.
Notwithstanding the foregoing, in no event shall the total number of parking
spaces leased by Tenant pursuant to this Section 21.1 exceed four (4) spaces
per one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which total number is currently one hundred thirty-six (136) parking spaces.
Tenant acknowledges that all such parking spaces are to be used on a non-
exclusive basis by Tenant and other tenants, occupants, licensees, invitees and
permittees of the Building. No tandem parking shall be required, and Tenant
shall be entitled to full in/out privileges. Tenant’s parking rights shall be subject
to reasonable parking rules and regulations adopted by Landlord (or, at
Landlord’s option, the operator or lessee of the parking facilities) from time to
time, provided that such procedures shall be uniformly applied to all tenants. The
cost of any parking spaces leased by Tenant hereunder shall be payable by
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Tenant on the first day of each calendar month of the Term of this Lease in
addition to the Base Rent in Article 5

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions. It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (10%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
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Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

[Intentionally omitted].

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
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Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building:
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.

26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture). If Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.
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28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease, other than CBRE, Inc. (‘CBRE”) and as otherwise disclosed to the other
in writing and shall indemnify and hold harmless each other against any loss,
cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made in variance
with this representation. The parties agree that Landlord shall be solely
responsible for the payment of any brokerage commissions to CBRE and that
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Tenant shall have no responsibility therefor unless written provision to the
contrary has been made a part of this Lease. If Tenant has dealt with any person
or real estate broker other than CBRE in respect to easing, subleasing or renting
space in the Building, Tenant shall be solely responsible for the payment of any
fee due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto) is the final and complete expression of
Landlord and Tenant relating in any manner to the leasing, use and occupancy of
the Premises, to Tenant’s use of the Building and other matters set forth in this
Lease. No prior agreements or understanding pertaining to the same shall be
valid or of any force or effect, and the covenants and agreements of this Lease
shall not be altered, modified or added to except in writing signed by both
Landlord and Tenant.

30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1.1. Without limiting the generality of the foregoing,
Landlord’s notices to Tenant shall not be effective if they are delivered to the
Premises or to another address that is not set forth in Section 1.1 hereof. Any
notice given under this Lease shall be deemed effective upon the date of delivery
(whether accepted or refused), which, for certified mail and courier service, shall
be established by U.S. Post Office return receipt or the courier’s proof of delivery,
respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.
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30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore, together
with all necessary information.

30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the authority, by
formally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, and
Landlord may not rely upon any representations to the contrary. This limitation of
authority applies to all material terms of the Lease including, without limitation, any
monetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations of Tenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner provided
herein by an early termination notice or otherwise, signing estoppel certificates, signing
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the Commencement Date Memorandum and Confirmation of Lease Terms or
subordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordance
with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:

32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Services’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controller’s Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlord’s submission being
eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.
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b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.

HOA.102706548.3 31



g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.

32.4 Smoking in County Facilities. The Surgeon General of the United States has
concluded that passive smoke exposure is the third leading cause of preventable
death in the United States. The United States Environmental Protection Agency
has found second-hand smoke to be a known carcinogen. It is recognized that
the county has a responsibility to establish, maintain and promote a healthful and
safe working environment and to reduce health and safety risks of its employees
and the public at large. Tobacco smoke is a hazard to the health of county
employees and the general public and represents an annoyance which should be
regulated and banned in all county facilities to the end that air quality in all such
facilities be improved for the preservation and improvement of the health of all
county employees and the public. Therefore, to the greatest extent possible, the
rights and comfort of all employees shall be respected. Reasonable effort shall
be made to provide smokers a place to smoke in areas open to the sky or
otherwise located outside county facilities and except as provided under Los
Angeles County, California - Code of Ordinances Chapter 2.126 (“LAMC 2.126’),
all portions of County-owned facilities and all portions of facilities leased by or
from the County, which areas are not open to the sky, shall be designated as “no
smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlord’s agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.
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IN WITNESS WHEREOF this Lease has been executed the day and year first, set forth above.

LANDLORD: METROPLEX, LLC,
a California limited liability company

By:

________________________________

Name:

_______________________________

Its:

_________________________________________

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

_________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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EXHIBIT A

FLOOR PLAN OF PREMISES
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EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (“Lease”) dated

___________

20_, between County of Los Angeles, a body corporate and politic (“Tenant’), and
METROPLEX, LLC, a California limited liability company (“Landlord”), whereby Landlord leased
to Tenant and Tenant leased from Landlord certain premises in the building located at 3530
Wilshire Boulevard, Los Angeles, CA 90010 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

_________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

____________________

(“Commencement Date”);

4) The Premises contain rentable square feet of space; and

5) Landlord has paid a commission in the amount of $ to Tenant pursuant
to Section 30.3 of the Lease.
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IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, METROPLEX, LLC,
a body corporate and politic a California limited liability company

By:

___________

Name________
By:

__________________________________

Its___________
Name____________________________
Its_____________________________________
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

G. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

__________

N. Exclusive day porter service from

_____

a.m. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
q uarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.
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V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.

HOA.102706548.3 Exhibit E — Page 3
CLEANING AND MAINTENANCE SCHEDULE



EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO:

County of Los Angeles )
Chief Executive Office
Real Estate Division
222 South Hill Street
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”) is
entered into as of the

____

day of

______________,

200 by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), METROPLEX, LLC, a California limited
liability company, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

____________________________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement
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Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building’ and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease which
materially increases Landlord’s obligations under the Lease or materially decreases Tenant’s
obligation under the Lease, unless Lender has approved such modification or amendment in
writing, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall be
given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the party at its address appearing below. Notices shall be
effective upon receipt (or on the date when proper delivery is refused). Addresses for notices
may be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

_______________________________

To Borrower:

_______________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be
binding upon the parties and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.

HOA.102706548.3 Exhibit F — Page 3
SUBORDINATION, NONDISTURBANCE

AND ATTORNMENT AGREEMENT



TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:___________________________
Name:___________________________
Title:___________________________

BORROWER: METROPLEX, LLC,
a California limited liability company

By:______________
Name:______________
Title:_______________

LENDER: [Insert name of Lender],

By:______________________
Name:_________________
Title:_____________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT G

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

_____________________________

Re: Date of Certificate:

____________________

Lease Dated:

___________________

Current Landlord:

____________________

Located at:

____________________

Pie m i ses:

____________________

Commencement Date of Term:__________________
Expiration Date:

____________________

Current Rent:

_____________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of the date
hereof:

1. Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,
which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

_____________

Name:

____________

Title:

_____________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBE/WBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

I. Minority/Women Participation in Firm (Partners, Associate Partners, Managers, Staff,etc.)
1. Firm Name: Contact Person/Telephone Number:

2. Address:

4. Total number of
emn[mtees in th firm

5. Provide the Owners,
Managers Staffnumber of all Partners nnd

minnrit, All O.P & Women AII Women All Staff Women

Black/African American

Hispanic/Latin American

Asian American

Portuguese American

American Indian/Alaskan

All Others

II. PERCENTAGE OF MINORITY/WOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITY/WOMEN-OWNED
2. Total Number of O nshiDIPrtnera IIRM flRTIPICATION

3 Provide the All
rrr rf Emnln Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California?

Hispanic/Latin
Yes No

Acin Amrirn -r i - A - I - - I

Portuauese American Section 0. OPTION TO PROVIDE REQUESTED INFORMATION
fl We do not wish to provide the information required in this form.

Firm Name:

Signature/Title:____________________________________________
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EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between METROPLEX, LLC, a California limited liability company (the “Landlord”), and
the COUNTY OF LOS ANGELES, a public body corporate and politic duly organized
and existing under the laws of the State of California (the “Tenant”), who agree as
follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20 (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

________________,

20, and ending on
a date

_______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

____________________,

20.

LANDLORD: METROPLEX, LLC,
a California limited liability company
By:

______________________

Its:

___________________________

By:

______________________

Its:

___________________________

TENANT: COUNTY OF LOS ANGELES,
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a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

_________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

__________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

COUNTY OF LOS ANGELES — Tenant

for

Probation Department

METROPLEX, LLC - Landlord

3530 WILSHIRE BOULEVARD

SUITE 501

LOS ANGELES, CA 90010
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

This LEASE AGREEMENT (“Lease”) is entered into as of the_______ day of

________

20 between METROPLEX, LLC, a California limited liability company (“Landlord”), and
COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant” or “County”).

Landlord and Tenant agree:

1. BASIC LEASE INFORMATION

1.1 Terms

The following terms as used herein shall have the meanings provided in this Section 1,
unless otherwise specifically modified by provisions of this Lease:

a. Landlord’s Address for METROPLEX, LLC
Notice: 3530 Wilshire Boulevard, Suite 630

Los Angeles, CA 90010
Attn: Property Manager

, With a copy to:

3470 Wilshire Boulevard, Suite 700
Los Angeles, CA 90010
Attn: Legal Department

b. Tenant’s Address for County of Los Angeles
Notice: Chief Executive Office - Real Estate Division

320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

With a copy to:

County of Los Angeles
Office of the County Counsel
648 Kenneth Hahn Hall of Administration
500 West Temple Street
Los Angeles, CA 90012-2713
Attention: Property Division

c. Premises: Approximately 13,508 rentable square feet
located on the 5th floor of the Building (as
defined below) and commonly known as Suite
501, as shown on Exhibit A attached hereto.
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d. Building: The building located at 3530 Wilshire
Boulevard, Los Angeles, CA 90010, which is
currently assessed by the County Assessor as
APN 5094-001-019, together with any related
land, improvements, parking facilities, common
areas, driveways, sidewalks and landscaping
(the “Building”);

e. Term: One (1) year, commencing upon mutual
execution of the Lease (the “Commencement
Date”), and terminating at midnight on the day
before the first (1st) annual anniversary of the
Commencement Date (the “Termination Date”),
subject to earlier termination by Tenant as
provided herein. The phrase “Term of this
Lease” or “the Term hereof” as used in this
Lease, or words of similar import, shall refer to
the initial Term of this Lease together with any
additional Extension Term for which an option
has been validly exercised.

f. Projected Commencement [Intentionally Omitted]
Date:

g. Irrevocable Offer N/A
Expiration Date:
(see Section 33)

h. Base Rent: $39,173.20 per month (which is based upon a
rental rate of $2.90 per rentable square foot,
adjustable only as provided in Section 5
hereof). Total Base Rent for the Term shall be
$470,078.40 (adjustable as provided in Section
5 hereof).

Early Termination Pursuant to Section 4.2

j. Rentable Square Feet in 13,508 square feet
the Premises:

k. Initial Departmental Use: Office use for the Probation Department, or any
other lawful governmental purpose not
incompatible with other uses in the Building,
subject to Section 6.

Parking Spaces: Subject to Section 21.1, Tenant shall have the
right to purchase parking stalls, at the ratio of
two (2) unreserved stalls per 1,000 rentable
square feet of the Premises per month (which
allocation is currently 27 parking spaces) at the
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Building’s prevailing rates, which are currently
$160 per stall per month, subject to change,
and additional stalls above the permitted ratio
on a month-to-month basis at one hundred
twenty percent (120%) of the Building’s
prevailing rates, which adjusted rates are
currently $192 per stall per month, subject to
change, up to a total amount of four (4)
unreserved stalls per 1,000 rentable square
feet of the Premises per month (which total
amount is currently 54 parking spaces).

Tenant shall have the right to pay for its’
parking charges, as defined above, in
conjunction with their monthly rent.

m. Normal Working Hours: 7:00 a.m. to 6:00 p.m. Monday through Friday
and 9:00 am. to 1:00 p.m. Saturdays, except
New Year’s Day, President’s Day, Memorial
Day, Independence Day, Labor Day,
Thanksgiving Day, Christmas Day (on the days
such holidays are generally observed), and to
the extent of utilities or services provided by
union members engaged at the Building, such
other holidays observed by such unions.

n. Asbestos Report: A report dated 201_ prepared by
a licensed California Asbestos

contractor.

o. Seismic Report A report dated 201
prepared by the Department of Public Works.

p. Disabled Access Survey A report dated 201
prepared by the Department of Public Works.
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1 .2 Exhibits to Lease Exhibit A - Floor Plan of Premises
Exhibit B - Commencement Date Memorandum

and Confirmation of Lease Terms
Exhibit C - Form of Payment Voucher
Exhibit 0 - HVAC Standards
Exhibit E - Cleaning and Maintenance

Schedule
Exhibit F - Subordination, Non-Disturbance and

Attornment Agreement
Exhibit G - Tenant Estoppel Certificate
Exhibit H - Community Business Enterprises

Form
Exhibit I - Memorandum of Lease
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2. PREMISES

2.1 Lease of Premises

Landlord does hereby lease to Tenant, and Tenant does hereby lease from Landlord,
upon the terms and conditions herein set forth, the Premises described in Section 1 .1
and depicted on Exhibit A attached hereto.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord and
any other tenants of the Building: the entrances, lobbies, corridors and other public
areas of the Building, walkways, landscaped areas, driveways necessary for access to
the Premises, parking areas and other common facilities designated by Landlord from
time to time for common use of all tenants of the Building. Tenant shall comply with all
reasonable, non-discriminatory rules and regulations regarding the use of the Common
Area established by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1 Term

The Term of this Lease shall commence on the Commencement Date and
terminate on the Termination Date. Within thirty (30) days of the
Commencement Date, Landlord and Tenant shall acknowledge in writing the
Commencement Date by executing a Commencement Date Memorandum and
Confirmation of Lease Terms in the form attached hereto as Exhibit B.

4.2 Early Termination

In the event that Tenant completely vacates and surrenders the Premises to
Landlord in accordance with Article 27 hereof at any time prior to the Termination
Date, the Lease shall terminate effective immediately (“Early Termination Date”).
In such event, the Lease shall expire on the Early Termination Date with the
same force and effect as if such date were the stated expiration date of the
Lease and Landlord and Tenant shall have no further obligations under the
Lease after the Early Termination Date except for any obligations or liabilities that
explicitly survive termination as set forth in the Lease.

5. RENT

5.1 Base Rent

Tenant shall pay Landlord the Base Rent stated in Section 1 during the Term
hereof within fifteen (15) days after (a) the Commencement Date, and (b) the first
day of each calendar month thereafter, provided that prior to the Commencement
Date, Landlord must file with the Auditor of the County of Los Angeles a payment
voucher for the Base Rent attributable to the initial month(s) of the Term up to
and including June of the first year during the Term, and annually thereafter, on
or before June 15 of each subsequent calendar year, for the Base Rent
attributable to the following twelve (12) months (i.e., beginning July 1), if
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applicable. Landlord shall submit such payment vouchers in the same form as
Exhibit C attached hereto, along with a completed IRS form W-9 and evidence of
insurance in compliance with Section 20.1. If Landlord fails to timely file any
payment voucher as required pursuant to this Section 5.1, then Tenant shall not
be required to pay Base Rent to Landlord until fifteen (15) days after Landlord
files such payment voucher for the applicable period. Base Rent for any partial
calendar month during the Term shall be prorated in proportion to the number of
days during the Term within such calendar month.

5.2 Base Rent Adjustments

The monthly installment of Base Rent for the twelve (12) months of the Term
shall be as follows:

Year of Term Monthly Installment of Base Rate per Rentable
Rent Square Foot

1 $39,173.20 $2.90

In the event that, prior to the Termination Date, the Lease is not (i) terminated
pursuant to Section 4.2 or as otherwise provided herein, or (ii) extended pursuant
to separate written agreement between Landlord and Tenant, then beginning on
the first day of the thirteenth (13th) month after the Commencement Date (the
“Adjustment Date”) and on every anniversary of the Adjustment Date thereafter,
Base Rent shall be increased by four percent (4%) of the Base Rent payable in
the immediately preceding month.

6. USES

Landlord agrees that the demised Premises, together with all appurtenances thereto,
shall be used by the Tenant for the government department set forth in Section 1 .1 or for
any other governmental purposes or other lawful purposes that do not materially
adversely interfere with other uses in the Building, during Normal Working Hours, after
Normal Working Hours, and on weekends and holidays.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the expiration
of the Term of this Lease, such occupancy shall be a tenancy which is terminable only
upon thirty (30) days written notice from Landlord or thirty (30) days written notice from
the Chief Executive Officer of Tenant at the last monthly Base Rent payable under this
Lease (as such Base Rent may be adjusted from time to time in accordance with Article
5 above), plus any other charges payable under this Lease, and subject to all of the
terms, covenants and conditions of this Lease. All options, rights of first refusal,
concessions and discounts, if any, granted under this Lease shall be deemed terminated
and of no force or effect during such holdover period. In the event of Tenant holdover,
the monthly installment of Base Rent, shall be increased to one hundred twenty-five
percent (125%) of the then existing Base Rent for the first twelve (12) months following
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the expiration of the Lease Term. Thereafter, the Holdover rate shall be one hundred
fifty percent (150%) of the Base Rent at the time of the lease expiration.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof
regulating the use, occupancy or improvement of the Premises by Tenant (“Applicable
Laws”). Landlord, not Tenant, shall, at its sole cost, at all times cause the Premises and
the Building to comply with all applicable statutes, ordinances, rules, regulations, orders
and requirements in effect and binding upon Tenant or Landlord during the term hereof,
including but not limited to the Americans with Disabilities Act, except to the extent such
compliance is made necessary as a result of Tenant’s particular use of or alterations or
improvements to the Premises. Tenant shall not use the Premises, or permit the
Premises to be used, in any manner which: (a) violates any Applicable Law; or (b)
causes or is reasonably likely to cause damage to the Building or the Premises; or (c)
violates any Building rules or regulations promulgated by Landlord and applicable to all
tenants in the Building.

9. DAMAGE OR DESTRUCTION

9.1 Damage

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises may
be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days after the date of the damage or destruction, then
Landlord shall promptly, upon written notice from Tenant to Landlord of such
damage and at Landlord’s expense, repair such damage, and this Lease shall
continue in full force and effect. If all or any portion of the Premises shall be
made unusable by fire or other casualty, Landlord shall immediately secure the
area to prevent injury to persons and/or vandalism to the improvements.
Landlord shall promptly, but in any event within ten (10) days, cause an architect
or general contractor selected by Landlord to provide Landlord and Tenant with a
written estimate of the amount of time required to substantially complete the
repair and restoration of the Premises and make the Premises leasable again
using standard working methods. The failure to do so shall be a material default
hereunder. Base Rent shall abate to the extent that the Premises are unusable
by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the
Premises.

9.2 Tenant Termination Right

If any portion of the Premises is damaged by fire or any other cause rendering
the Premises totally or partially inaccessible or unusable, and the Premises will
not be restored to a complete architectural unit of the same value, condition and
character that existed immediately prior to such casualty in less than one
hundred eighty (180) days for any reason, then Tenant may terminate this Lease
by giving Landlord written notice within ten (10) days after Tenant’s receipt of
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written notice from Landlord or its agents specifying such time period of repair;
and this Lease shall terminate and the Base Rent shall be abated from the date
the Premises became unusable. If Tenant does not elect to terminate this Lease,
then Landlord shall promptly commence and diligently prosecute to completion
the repairs to the Building or Premises, provided that insurance proceeds are
available to repair the damages.

9.3 Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, then either Landlord or Tenant
may terminate this Lease by giving notice to the other not more than thirty (30)
days after such destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;

b. Landlord may retain all insurance proceeds relating to such destruction,
and

c. This Lease shall terminate as of the date which is thirty (30) days after
such written notice of termination.

9.4 Default By Landlord

If Landlord is required to repair and restore the Premises as provided for in this
Section 9, and Landlord thereafter fails to diligently prosecute said repair and
restoration work to completion, then Tenant may:

a. Declare a default hereunder, or

b. Perform or cause to be performed the restoration work and deduct the
cost thereof, plus interest thereon at ten percent (10%) per annum, from
the next installment(s) of Base Rent due as a charge against Landlord.

10. REPAIRS AND MAINTENANCE

10.1 Landlord Representations

a. Landlord represents to Tenant that, as of the date hereof and on the
Commencement Date:

The Premises, the Building, and all Common Areas (including
electrical, heating, ventilating, and air conditioning (“HVAC”),
mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all
current laws, codes, and ordinances, including but not limited to
the Americans With Disabilities Act, and are in reasonably good
working order and condition;

ii. The Building and the Premises comply with all covenants,
conditions, restrictions and insurance underwriter’s requirements;
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iii. The Premises, the Building and the Common Areas are free of the
presence of Hazardous Materials (as hereinafter defined), except
for routine office and janitorial supplies in usual and customary
quantities for offices stored, used and disposed of in accordance
with all Environmental Laws; and

iv. Landlord has not received any notice from any governmental
agency that the Building or the Premises are in violation of any
law or regulation.

b. Landlord represents, based upon a professional inspection of the
Premises and the Common Areas and the Asbestos Report (as defined in
Section 1.1) that the Premises and the Common Areas contain no
asbestos containing materials (other than as may be reflected in the
Asbestos Report).

c. CASp Inspection:

In accordance with California Civil Code Section 1938, Landlord
hereby states that the Premises and the Common Areas” have not
undergone inspection by a Certified Access Specialist. A Certified
Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable
construction-related accessibility standards under state law. Although
state law does not require a CASp inspection of the subject premises, the
commercial property owner or lessor may not prohibit the lessee or tenant
from obtaining a CASp inspection of the subject premises for the
occupancy or potential occupancy of the lessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the
payment of the fee for the CASp inspection, and the cost of making any
repairs necessary to correct violations of construction-related accessibility
standards within the premises.

The foregoing statement is provided solely for the purpose of
complying with California Civil Code Section 1938 and shall not affect the
Landlord’s and Tenant’s respective responsibilities for compliance with
any design and construction related accessibility obligations as provided
under this Lease or any Work Letter.

10.2 Landlord Obligations

a. The Lease will be a full-service lease whereby all responsibilities for
repair, maintenanáe, and replacement will be the sole responsibility of
Landlord. Landlord shall keep and maintain in good repair and working
order and promptly make repairs to and perform maintenance upon and
replace as needed the following at Landlords sole cost and expense:

the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings,
foundations, concrete slab and footings, roof, roof membrane, roof
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covering, concealed plumbing, stairways, concealed electrical
systems and intra-building telephone network cables;

ii. mechanical (including HVAC), electrical, plumbing and fire/life
systems serving the Building;

the Common Areas;

iv. exterior windows of the Building; and

v. elevators serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all maintenance
and repairs to the Premises, and shall keep the Premises in good
condition and repair, reasonable wear and tear excepted. Landlord’s
repair obligations include, without limitation, repairs to:

the floor covering (if such floor covering is carpet tiles t shall be
replaced as needed as a result of damage such as frays, tears, or
holes, and like damage);

ii. painting interior partitions (which shall be repainted as needed);

iii. doors;

iv. plate glass;

v. the interior side of demising walls (which shall be repainted as
needed);

vi. interior ceiling

vii. Building standard signage (but excluding any other Tenant
signage); and

viii. emergency exit signage and battery replacement

Landlord shall, to the best of its ability, provide any reports, maintenance records, or
other documentation as may be reasonably requested from time to time.

10.3 Tenant Obligations

Without limiting Landlord’s repair and maintenance obligations, and subject to
Section 20.4 hereof, Tenant shall be responsible for (i) the cost of repairing any
area of the Building damaged by Tenant or by Tenant’s agents, employees,
invitees or visitors, and (ii) the repair of low voltage electronic, phone and data
cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Landlord, which consent shall not be unreasonably withheld or delayed;
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b. be at east equal in quality, value and utility to the original work or
installation; and

c. be made and performed in accordance with all laws.

10.4 Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency, such as damage or destruction to or of any portion of the
Building structure and/or the Building systems, and/or anything that could
cause material disruption to Tenant’s business) to Landlord of an event or
circumstance which requires the action of Landlord with respect to repair
and/or maintenance, and if Landlord fails to provide such action within a
reasonable period of time given the circumstances after the giving of such
notice, but in any event not later than five (5) business days after the
giving of such notice, then Tenant may proceed to take the required
action (provided, however, that no such notice shall be required in the
event of an emergency which threatens life or where there is imminent
danger to property or a possibility that a failure to take immediate action
could cause a material disruption in Tenant’s normal and customary
business activities). Tenant shall have access to the Building to the
extent necessary to perform the work contemplated by this provision, If
such action was required under the terms of this Lease to have been
taken by Landlord and was not taken by Landlord within such period
(unless such notice was not required as provided above), and Tenant
took such required action, then Tenant shall be entitled to prompt
reimbursement by Landlord of Tenant’s reasonable costs and expenses
in having taken such action plus interest thereon at ten percent (10%) per
annum. If not reimbursed by Landlord within ten (10) days, Tenant shall
be entitled to deduct from Base Rent payable by Tenant under this Lease
the amount set forth in its invoice for such work. The remedies provided
in this Section are in addition to the remedies provided in Section 15.

b. Notwithstanding any provisions of this Lease to the contrary, Tenant, at
its sole discretion, acting through the Chief Executive Office, may request
that the Landlord perform, supply and administer any repairs,
maintenance, building services and/or alterations that are the
responsibility of the Tenant, in which case Tenant shall promptly
reimburse Landlord for such cost, provided that the cost of any such
repairs, maintenance, building services and/or alterations that are the
responsibility of Tenant shall not exceed $5,000. Any improvements by
Landlord shall be subject to (I) the Work Letter provisions regarding
selection and bidding of contractors, Landlord-Tenant coordination and
audit rights, and Tenant remedies found in, but not limited to, Sections 4
through 13 of said Work Letter; and (ii) compliance with County Internal
Services Department Purchasing Policy and Procedure No. A-0300,
effective November 22, 2016, delivered to Landlord and incorporated by
reference herein.
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11. SERVICES AND UTILITIES

11.1 Services

a. Heating, Ventilation and Air Conditioning (HVAC)

Landlord shall furnish heating, ventilation and air conditioning (“HVAC”),
during Normal Working Hours in amounts required for the use and
occupancy of the Premises for normal office purposes to a standard
comparable to other first-class buildings and not less than the standard
set forth in Exhibit D attached hereto. If Tenant needs HVAC outside of
Normal Working Hours, Tenant shall provide no less than forty-eight (48)
hours’ prior notice to Landlord and pay as additional rent the costs of
after-hour HVAC at the Building’s prevailing rates without mark-up, which
prevailing rates are currently $432.00 per hour (four hour minimum),
subject to change.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Work Letter (if applicable) but in any event not less
than seven (7) watts of electric current (connected load) per square foot
of Rentable Square Feet in the Premises, for power and lighting and
electric current for HVAC, and Landlord shall provide the existing or new
transformers or sub-panels on each floor of the Premises necessary for
Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord
shall furnish passenger elevator cab service in the elevator bank serving
the Premises on an as needed basis, and, by prior arrangement with
Landlord’s building manager, freight elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for
drinking purposes in the Premises.

e. Janitorial

Landlord, at its sole cost and expense, shall provide reasonable janitorial
service five (5) nights per week (holidays excluded), generally consistent
with that furnished in comparable office buildings in the County of Los
Angeles, but not less than the services set forth in the specifications set
forth in Exhibit E attached hereto.
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f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week,
twenty-four (24) hour per day basis, subject to compliance with such
reasonable security measures as shall from time to time be in effect for
the Building, unless closure of the Premises is required due to
maintenance, repair, safety concerns, destruction, condemnation, or other
reasons necessary for the restriction of access to such area.

g. Pest Control

As needed, Landlord at its sole cost and expense shall provide interior
and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

h. Security

Landlord, at Landlords sole cost and expense, shall provide security
services at a standard similar to other comparable buildings in Los
Angeles.

11.2 Utilities

Landlord agrees to pay, at its sole cost, when due, all charges for the use of the
sewer, effluent treatment (when and if imposed by any governmental authority),
all water, sprinkler standby charges, electricity, gas, heating and common area
power and lighting, trash removal service, fire/life safety systems, charges
associated with the HVAC, and other utility rents and charges accruing or
payable in connection with the Premises and the Common Areas during the
Term of this Lease or any renewal, extension, or holdover thereof, whether the
same are pro-rated or measured by separate meters. In the event Landlord fails
or refuses to pay any or all of such charges when due, Tenant may give Landlord
ten (10) calendar days prior written notice and thereafter pay directly such
charges and deduct the payments from the next installments of rent due as a
charge against the Landlord.

12. TAXES

Landlord, at its sole cost and expense, shall pay, prior to delinquency, all real property
taxes, assessments and special assessments which may be levied or assessed against
the Premises or the Building during the term of this Lease or any renewal or holdover
period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when due,
Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior written
notice and thereafter pay such taxes and assessments and deduct the payments from
the next installments of rent due as a charge against the Landlord.
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13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises during Normal
Working Hours upon prior written notice (which may be in the form of an email
communication) for the purpose of inspecting the Premises for any reasonable purpose.
If Landlord temporarily closes any portion of the Building or the Premises, Base Rent
shall be prorated based upon the percentage of the Premises or the Building rendered
unusable and not used by Tenant. Notwithstanding the foregoing, Landlord shall have
the right at any and all times, without prior notice, to enter the Premises in the event of
an emergency.

14. TENANT DEFAULT

14.1 Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Default”):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent
an offset is expressly permitted hereunder) as and when due, and the
failure continues for a period of ten (10) days after written notice to
Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue
for a period of thirty (30) days after written notice from Landlord specifying
in detail the nature of the default; provided, however, if more than thirty
(30) days are reasonably required for its cure then Tenant shall not be
deemed to be in default if Tenant commences such cure, within said 30-
day period and thereafter diligently prosecutes such cure to completion.

14.2 Termination

Tenant agrees that if a Default should occur and should not be cured within the
time periods set forth above, it shall be lawful for Landlord to terminate this Lease
upon the giving of written notice to Tenant. In addition thereto, Landlord shall
have such other rights or remedies as may be provided by law.

14.3 No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s right
to indemnification under any indemnification clause or clauses set forth in this
Lease. Under no circumstances shall Tenant be liable for punitive damages, lost
profits, speculative, consequential or other such damages.
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15. LANDLORD DEFAULT

15.1 Remedies

In addition to the provisions for Landlords default provided by Sections 9.4, 10.4,
19, 21.2 and 32.3, Landlord shall be in default (“Landlord Default”) in the
performance of any obligation required to be performed by Landlord under this
Lease if Landlord has failed to perform such obligation within thirty (30) days
after the giving of written notice with respect thereto by Tenant (which notice
shall be, if appropriate, the same notice given under Section 10.4); provided,
however, that if the nature of the Landlord Default is such that the same cannot
reasonably be cured within such thirty (30) day period, Landlord shall not be
deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the
Landlord Default is of such a nature that it materially and substantially interferes
with Tenant’s occupancy and use of the Premises and if such Landlord Default is
not cured within the foregoing cure period, then Tenant shall have the right, at its
option, with or without further notice or demand of any kind to Landlord or any
other person, to any one or more of the following described remedies in addition
to all other rights and remedies provided at law or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorneys’ fees) plus interest at the rate of ten percent
(10%) per annum from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance:

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against
Base Rent next coming due (provided that under no circumstances shall
Landlord be liable for punitive damages, lost profits, speculative,
consequential or other such damages): and/or

d. to terminate this Lease.

15.2 Waiver

Nothing herein contained shall relieve Landlord from its duty to effect the repair,
replacement, correction or maintenance required to restore any affected
services, or to perform any other obligations to the standard prescribed in this
Lease, nor shall this Section be construed to obligate Tenant to undertake any
such work.

15.3 Emergency

Notwithstanding the foregoing cure period, Tenant may cure any default where
the failure promptly to cure such default would, in the reasonable opinion of
Tenant, create or allow to persist an emergency condition, or materially and
adversely affect the operation of Tenant’s business in the Premises.
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16. ASSIGNMENT AND SUBLETTING

16.1 Assignment and Subletting

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or
sublet the whole or any part of the Premises without first obtaining Landlord’s
prior consent; provided, however, that (i) Tenant shall notify Landlord within five
(5) business days of such assignment, subletting or other transfer, (ii) the
assignee or sublessee’s use shall not interfere with or violate any other tenant’s
use (including exclusive uses), or contractual rights; and (iii) no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease
unless Landlord has given its written consent thereto, which Landlord shall not
unreasonably withhold if the assignee has a financial condition which is
reasonably sufficient for it to be responsible for all future obligations under this
Lease.

16.2 Sale

If Landlord sells or conveys the Building, then all liabilities and obligations of
Landlord accruing under this Lease after the sale or conveyance shall be binding
upon the new owner, and Landlord shall be released from all liability under this
Lease accruing subsequent to such sale or conveyance, provided that the
transferee assumes Landlord’s remaining obligations hereunder in writing.
Nothing in this Section 16.2 shall be deemed to release Landlord’s successor in
interest from responsibility for any condition (including but not limited to deferred
maintenance) existing on the date of transfer.

Upon any sale or transfer of the Building, Landlord shall provide the following
information to Tenant, at Tenant’s Address for Notice, as a condition of Tenant’s
obligation to pay Base Rent to the new owner:

a. Written evidence of the transfer of the Building (e.g., a recorded deed), or
a letter from the transferor confirming that the Building was transferred to
the new owner.

b. A signed letter including the following information:

Name and address of new owner or other party to whom Base
Rent should be paid;

ii. Federal tax ID number for new owner;

iii. Name of contact person and contact information (including phone
number) for new owner; and

iv. Proof of insurance.

c. A W-9 form for new owner
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17. ALTERATIONS AND ADDITIONS

17.1 Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without
first obtaining the written consent of Landlord, which consent shall not be
unreasonably withheld, conditioned or delayed. However, Landlord’s consent
shall not be required for any Alteration that satisfies all of the following criteria:

a. complies with all laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building;

d. does not unreasonably interfere with the normal and customary business
office operations of other tenants in the Building; and

e. does not require a building permit.

If Landlord fails to respond in writing within thirty (30) days of such request,
Landlord shall be deemed to approve the Alterations.

17.2 End of Term

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the
Term.

18. CONDEMNATION

18.1 Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the
Premises or any interest in this Lease by Condemnation (as defined below), this
Section shall determine the rights and obligations of Tenant and Landlord.
“Condemnation” shall mean the exercise of any governmental power to take title
to any portion of the Premises, whether by legal proceedings or otherwise, by a
Condemnor (as defined below) or a voluntary sale or transfer by Landlord to any
Condemnor either under threat of a Condemnor’s exercise of such power or
while legal proceedings are pending for the exercise of such power.
“Condemnor” shall mean any public or quasi-public authority, or private
corporation or individual, having the power of Condemnation.

18.2 Total Taking

If the Premises are totally taken by Condemnation, this Lease shall terminate on
the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).
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18.3 Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this Lease
shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including
the space available for parking) is rendered unsuitable for Tenant’s continued
use of the Premises. If Tenant elects to so terminate this Lease, Tenant must
exercise its right to terminate by giving notice to Landlord within thirty (30) days
after the date that the nature and the extent of the Condemnation have been
determined (the “Determination Date”), which notice shall set forth the date of
termination. Such termination date shall not be earlier than thirty (30) days nor
later than ninety (90) days after Tenant has notified Landlord of its election to
terminate; except that this Lease shall terminate on the Date of Taking if the Date
of Taking falls on a date before the date of termination as designated by Tenant.
If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in
effect, except that Base Rent shall be equitably abated in proportion to the
degree to which Tenant’s use of the Premises is impaired by such
Condemnation.

18.4 Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord, at its sole cost, will
add to the remaining Premises so that the Premises and the space available for
parking, will be substantially the same (as reasonably determined by Tenant)
after the Date of Taking as they were before the Date of Taking, and Landlord
commences the restoration promptly and, subject to reasonable allowance for
delays that are not caused by Landlord, completes it within ninety (90) days after
Landlord so notifies Tenant, then this Lease shall continue in effect. In such
event, all obligations of Tenant under this Lease shall remain in effect, except
that Base Rent shall be equitably abated or reduced during the period from the
Date of Taking until the completion of such restoration.

18.5 Award

The Award (as defined below) shall be divided between Landlord and Tenant as
their respective interests may appear. “Award” shall mean all compensation,
sums or anything of value awarded, paid or received on a total or partial
Condemnation of the Premises.

18.6 Waiver of Statute

Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior
Court to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1 Landlord’s Indemnity
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Landlord shall indemnify, defend and hold harmless Tenant from and against any
and all liability, loss, injury or damage, demands, claims, actions, fees, costs and
expenses (including reasonable attorney and expert witness fees) arising from or
connected with any injury or damage to any person or property, occurring in or
about the Building or Premises as a result of any negligent act, omission or willful
misconduct of Landlord, its officers, employees, agents, contractors, licensees,
guests, or visitors, or arising from any breach or default under this Lease by
Landlord. The foregoing provisions shall not be construed to make Landlord
responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the sole negligence or willful misconduct of Tenant, or its
officers, contractors, licensees, agents, employees or invitees.

19.2 Tenant’s Indemnity

Tenant shall indemnify, defend and hold harmless Landlord, from and against
any and all liability, loss, injury or damage, demands, claims, actions, fees, costs
and expenses (including reasonable attorney and expert witness fees) arising
from or connected with any injury or damage to any person or property, occurring
in or about the Building or Premises as a result of any negligent act, omission or
willful misconduct of Tenant, its officers, employees, agents, contractors,
licensees, guests, or visitors, or arising from any breach of default under this
Lease by Tenant. The foregoing provisions shall not be construed to make
Tenant responsible for loss, damage, liability or expense resulting from injuries to
third parties caused by the sole negligence or willful misconduct of Landlord, or
its officers, contractors, licensees, agents, employees, or invitees.

20. INSURANCE: During the term of this Lease, the following insurance requirements will
be in effect:

20.1 Waiver

Both the Tenant and the Landlord each agree to release the other and waive
their rights of recovery against the other for damage to their respective property
arising from perils insured in the Causes-of-Loss Special Form (ISO form OP 10
30).

20.2 General Insurance Provisions — Landlord Requirements

Without limiting the Landlord’s indemnification of Tenant and during the term of
this Lease, and until all of its obligations pursuant to this Lease have been met,
Landlord shall provide and maintain at its own expense insurance coverage
satisfying the requirements specified in this Lease. These minimum insurance
coverage terms, types and limits (the “Required Insurance”) also are in addition
to and separate from any other contractual obligation imposed upon Landlord
pursuant to this Lease. The Tenant in no way warrants that the Required
Insurance is sufficient to protect the Landlord for liabilities which may arise from
or relate to this Lease.

a. Evidence of Coverage and Notice to Tenant
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Certificate(s) of insurance coverage (Certificate) satisfactory to Tenant, and a
copy of an Additional Insured endorsement confirming that Tenant and Tenant’s
Agents (defined below) are named as Additional Insureds under the Landlord’s
Commercial General Liability policy, shall be delivered to Tenant at the address
shown below and provided prior to the Commencement Date of this Lease.

Renewal Certificates shall be provided to Tenant not less than 10 days prior to
Landlord’s policy expiration dates. The Tenant reserves the right to obtain
complete, certified copies of any required Landlord insurance policies should
litigation arise.

Certificates shall identify all Required Insurance coverage types and limits
specified herein, reference this Lease by name or number, and be signed by an
authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease.
Certificates shall provide the full name of each insurer providing coverage, its
NAIC (National Association of Insurance Commissioners) identification number,
its financial rating, the amounts of any policy deductibles or self-insured
retentions exceeding twenty-five thousand ($25,000.00) dollars, and list any
Tenant required endorsement forms. Notwithstanding the foregoing, financial
ratings need not be shown on the Certificates but shall be provided separately.

Neither the Tenant’s failure to obtain, nor the Tenant’s receipt of, or failure to
object to a non-complying insurance certificate or endorsement, or any other
insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

Certificates and copies of any required endorsements, notices of cancellation
shall be delivered to:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

Landlord also shall promptly use reasonable efforts to notify Tenant of any third
party claim or suit filed against Tenant and known to Landlord which arises from
or relates to this Lease, and in Landlord’s reasonable judgment is likely to result
in the filing of a claim or lawsuit against Landlord and/or Tenant.

b. Additional Insured Status and Scope of Coverage

Tenant and its Special Districts, Elected Officials, Officers, Agents, Employees
and Volunteers (collectively, “Tenant’s Agents”), shall be named as additional
insureds under Landlord’s Commercial General Liability Insurance policy with
respect to the Building. Tenant’s additional insured status shall apply whether
liability is attributable to the Landlord, Tenant or Tenant’s Agents. The full policy
limits and scope of protection also shall apply to the Tenant as an additional
insured, even if they exceed the Tenant’s minimum Required Insurance
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specifications set forth herein. Use of an automatic additional insured
endorsement form is acceptable, provided that it satisfies the Required Insurance
provisions set forth herein.

c. Cancellation of or Changes in Insurance

Landlord shall provide the Tenant with, or Landlord’s insurance policies shall
contain a provision that the Tenant shall receive, written notice of cancellation or
any change in Required Insurance, including insurer, limits of coverage, term of
coverage or policy period. The written notice shall be provided to the Tenant at
least ten (10) days in advance of cancellation for non-payment of premium and
thirty (30) days in advance for any other cancellation or policy change. Failure to
provide written notice of cancellation or any change in Required Insurance
(‘Insurance Notice”) may constitute a material breach of the Lease, in the sole
discretion of the Tenant. Should Landlord or its insurers fail to provide the
required Insurance Notice within thirty (30) days of written notice from Tenant
that it did not receive the required Insurance Notice, Tenant may suspend or
terminate this Lease.

d. Failure to Maintain Insurance

Landlord’s failure to maintain or to provide acceptable evidence that it maintains
the Required Insurance shall constitute a material breach of the Lease.

e. Insurer Financial Ratings

Insurance is to be provided by an insurance company authorized to do business
in California and reasonably acceptable to the Tenant, with an A.M. Best rating of
not less than A:VIl, unless otherwise approved by the Tenant.

f. Landlord’s Insurance Shall Be Primary

Landlord’s insurance policies, with respect to any claims related to this Lease,
shall be primary with respect to all other sources of coverage available to Tenant.
Any Tenant maintained insurance or self-insurance coverage shall be in excess
of and not contribute to any Landlord coverage.

g. Waiver of Subrogation

To the fullest extent permitted by law, Landlord and Tenant hereby waives its and
its respective insurer(s) rights of recovery against the other party under all
required insurance policies for any loss arising from or related to this Lease.
Landlord and Tenant shall require their respective insurers to execute any waiver
of subrogation endorsements which may be necessary to affect such waiver.

h. Deductibles and Self-Insured Retentions (“SIRs’)

Landlord’s policies shall not obligate the Tenant to pay any portion of any
Landlord deductible or SIR. The Tenant retains the right to require Landlord to
reduce or eliminate policy deductibles and SIRs as respects the Tenant, or to
provide a bond guaranteeing Landlord’s payment of all deductibles and SIRs,
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including all related claims investigation, administration and defense expenses.
Such bond shall be executed by a corporate surety licensed to transact business
in the State of California.

i. Claims Made Coverage

If any part of the Required Insurance is written on claims made basis, any policy
retroactive date shall precede the start date of this Lease. Landlord understands
and agrees it shall maintain such coverage for a period of not less than three (3)
years following Lease expiration, termination or cancellation.

j. Application of Excess Liability Coverage

Landlord may use a combination of primary and excess insurance policies which
provide coverage as broad as (i.e., “follow form” over) the underlying primary
policies, to satisfy the Required Insurance provisions.

k. Separation of Insureds

All liability policies shall provide cross-liability coverage as would be afforded by
the standard ISO (Insurance Services Office, Inc.) separation of insureds
provision with no insured versus insured exclusions or limitations.

I. Tenant Review and Approval of Insurance Requirements

The Tenant reserves the right to reasonably review and adjust the Required
Insurance provisions, conditioned upon Tenant’s determination of changes in risk
exposures.

20.3 Insurance Coverage Types And Limits

a. Tenant Requirements: During the term of this Lease, Tenant shall
maintain a program of insurance coverage as described below:

Commercial General Liability Insurance, providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of not
less than:

General Aggregate: $ 2 million
Products/Completed Operations Aggregate: $1 million
Personal and Advertising Injury: $ 1 million
Each Occurrence: $ 1 million

Tenant, at its sole option, may satisfy all or any part of this insurance requirement through use
of a program of self-insurance. A certificate evidencing insurance coverage or letter evidencing
self-insurance will be provided to Landlord after execution of this Lease at Landlord’s request.

20.4 Landlord Requirements:

During the term of this Lease, Landlord shall provide and maintain the following
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programs of insurance coverage:

Commercial General Liability Insurance, providing scope of coverage equivalent to ISO
policy form CG 00 01, naming Tenant and Tenant’s Agents as an additional insured, with
limits of not less than:

General Aggregate: $10 million
Products/Completed Operations Aggregate: $ 10 million
Personal and Advertising Injury: $ 5 million
Each Occurrence: $ 5 million

a. Commercial Property Insurance. Such insurance shall:

Provide coverage for Landlord’s property, any tenant
improvements and betterments to the Premises, any furniture or
furnishings which will become the property of Tenant upon
expiration of the Term, and on all modular furniture installed in the
Premises; this coverage shall be at least as broad as that
provided by the Causes-of-Loss Special Form (ISO form CP 10
30), excluding earthquake and including flood and ordinance or
law coverage.

ii. Be written for the full replacement cost of the Property, with a
deductible no greater than $250,000 or 5% of the Property value,
whichever is less. Insurance proceeds shall be payable to the
Landlord and Tenant, as their interests may appear.

21. PARKING

21.1 Tenant’s Rights

Tenant shall have the right to lease two (2) monthly unreserved parking spaces
for each one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which allocation is currently twenty-seven (27) unreserved parking spaces, for
the Term of this Lease at the Building’s prevailing parking rates, which are
currently $160.00 per unreserved space per month, subject to change. Tenant
may lease additional parking spaces on a month to month basis at one hundred
twenty percent (120%) of the Building’s prevailing parking rates, which adjusted
rates are currently $192.00 per unreserved space per month, subject to change.
Notwithstanding the foregoing, in no event shall the total number of parking
spaces leased by Tenant pursuant to this Section 21.1 exceed four (4) spaces
per one thousand (1,000) rentable square feet of Tenant’s leased Premises,
which total number is currently fifty-four (54) parking spaces. Tenant
acknowledges that all such parking spaces are to be used on a non-exclusive
basis by Tenant and other tenants, occupants, licensees, invitees and permittees
of the Building. No tandem parking shall be required, and Tenant shall be
entitled to full in/out privileges. Tenant’s parking rights shall be subject to
reasonable parking rules and regulations adopted by Landlord (or, at Landlord’s
option, the operator or lessee of the parking facilities) from time to time, provided
that such procedures shall be uniformly applied to all tenants. The cost of any
parking spaces leased by Tenant hereunder shall be payable by Tenant on the
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first day of each calendar month of the Term of this Lease in addition to the Base
Rent in Article 5

21.2 Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receives all of the parking spaces to which it is entitled under this Lease for the
entire Term of this Lease and that it would be impracticable and extremely
difficult to fix the actual damages for a breach of such provisions. It is therefore
agreed that if, for any reason whatsoever, a material number of the parking
spaces required above are not available to Tenant (in addition to the rights given
to Tenant under Section 14 and Sections 9 and 18 in the event of casualty or
condemnation), then Tenant shall provide thirty (30) days written notice to
Landlord and Landlord shall have thirty (30) days to cure; provided, however, if
more than thirty (30) days are reasonably required for its cure then Landlord shall
not be deemed to be in default if Landlord commences such cure within said 30-
day period and thereafter diligently prosecutes such cure to completion. If at the
end of the thirty (30) day period, Landlord has not cured or commenced to cure,
then Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter, or

b. deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of parking
spaces not so provided (excluding any parking spaces that Landlord
provides alternative parking arrangements for pursuant to this Section
21.1) multiplied by a factor of 1.5, but such deduction from Base Rent
shall not be more than ten percent (10%) of the Base Rent.

22. ENVIRONMENTAL MATTERS

22.1 Hazardous Materials

Tenant shall not cause nor permit, nor allow any of Tenant’s employees agents,
customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored,
manufactured, generated, blended, handled, recycled, treated, disposed or used
on, under or about the Premises, the Building, or the Common Areas (“Tenant’s
Hazardous Materials”), except for routine office and janitorial supplies in usual
and customary quantities stored, used and disposed of in accordance with all
applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition,
waste, living organism or combination thereof, whether solid, semi solid, liquid or
gaseous, which is or may be hazardous to human health or safety or to the
environment due to its radioactivity, ignitability, corrosivity, reactivity, explosivity,
toxicity, carcinogenicity, mutagenicity, phytotoxicity, infectiousness or other
harmful or potentially harmful properties or effects, including, without limitation,
molds, toxic levels of bacteria, tobacco smoke within the Premises, petroleum
and petroleum products, asbestos, radon, polychlorinated biphenyls (PCBs),
refrigerants (including those substances defined in the Environmental Protection
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Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of
those chemicals, substances, materials, controlled substances, objects,
conditions, wastes, living organisms or combinations thereof which are now or
become in the future listed, defined or regulated in any manner by any
Environmental Law based upon, directly or indirectly, such properties or effects.
As used herein, “Environmental Laws” means any and all federal, state or local
environmental, health and/or safety-related laws, regulations, standards,
decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended,
enacted, issued or adopted in the future which are or become applicable to
Tenant, the Premises, the Building or the Common Areas.

22.2 Landlord Indemnity

Landlord shall indemnify, protect, defend (by counsel acceptable to Tenant) and
hold harmless Tenant from and against any and all claims, judgments, causes of
action, damage, penalties, fines, taxes, costs, liabilities, losses and expenses
arising at any time during or after the Term as a result (directly or indirectly) of, or
in connection with, the presence of Hazardous Materials on, under or about the
Premises, Building or Common Areas or other violation of laws relating to
Hazardous Materials, except for those caused or exacerbated by Tenant, its
subtenants or its assignees, or their respective contractors, clients, officers,
directors, employees, agents, or invitees. This indemnity shall include, without
limitation, the cost of any required or necessary repair, cleanup or detoxification,
and the preparation and implementation of any closure, monitoring or other
required plans, as such action is required by local or state laws or any
governmental agency. Landlord shall promptly deliver to Tenant a copy of any
notice received from any governmental agency during the Term of this Lease
concerning the presence of Hazardous Materials in the Building or the Premises.
Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or termination of this Lease. A default by Landlord under this Section
shall constitute a material default under this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, at any time and from time to time upon not less than thirty (30) days prior
written request from Landlord, execute, acknowledge and deliver to Landlord or its
designee a written statement in the form of Exhibit G attached hereto (properly
completed) but shall have no other obligation to deliver any other form of estoppel
certificate. It is intended that any such statement delivered pursuant to this Section may
be relied upon by a prospective purchaser of Landlord’s interest in the Premises or a
holder of any mortgage upon Landlord’s interest in the Premises.

24. TENANT IMPROVEMENTS

[Intentionally omitted].

25. LiENS

Tenant shall keep its interest in this Lease and the Premises free from any liens arising
out of any work performed or materials ordered or obligations incurred by Tenant.
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Landlord shaH keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1 Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of any
mortgages or deeds of trust now or hereafter in force against the Building;
provided, however, Tenant’s obligation to subordinate this Lease is expressly
conditioned upon Tenant receiving a written agreement in the form of Exhibit F
attached hereto and provided further that no such subordination shall affect any
option to extend the Term of this Lease, right of first offer to lease additional
premises, option to purchase, or right of first offer to purchase the Building
included herein.

26.2 Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Exhibit F attached hereto,
within thirty (30) days after the execution of this Lease.

26.3 Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Building gives
written notice of its name and address to Tenant by registered mail and requests
copies of any notice of default that Tenant serves upon Landlord, Tenant agrees
to use its best efforts (but without liability for failure to do so) to give such
mortgagee or beneficiary a copy of any notice of default that Tenant serves upon
Landlord hereunder which could permit Tenant to terminate this Lease, along
with an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of time
or otherwise, Tenant shall promptly and peacefully surrender the Premises to Landlord
in a “broom-clean” condition. Tenant may (but shall not be required to) remove, at its
own expense, all fixtures, equipment and all other personal property placed or installed
in or upon the Premises by Tenant, or under its authority (including any modular
furniture). If Tenant fails to remove any such items (“Abandoned Items”) or repair such
damage promptly after the expiration or earlier termination of the Lease, Landlord may,
but need not, do so with no liability to Tenant, and Tenant shall pay Landlord the cost
thereof upon demand. Notwithstanding the foregoing to the contrary, in the event that
Landlord gives its consent, pursuant to the provisions of Section 17.1 of this Lease, to
allow Tenant to make an Alteration in the Premises, Landlord agrees, upon Tenant’s
written request, to notify Tenant in writing at the time of the giving of such consent
whether Landlord will require Tenant, at Tenant’s cost, to remove such Alteration at the
end of the Lease Term.
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28. SIGNAGE

Tenant, at its sole cost and expense, shall be permitted to install at the Premises
reasonably appropriate signs that conform with any and all applicable laws and
ordinances only within and inside Tenant’s Premises. Tenant shall not display any signs
on the exterior or roof of the Building or in the Common Areas of the Building. Tenant
may not install or display any signs, window coverings, blinds, or other items (included
those located behind the Landlord-approved window coverings for the Building) visible
from the exterior of the Premises without Landlord’s prior written approval, which
Landlord may, in Landlord’s reasonable discretion, grant or withhold. Any signs, notices,
logos, pictures, names or advertisements that are installed by or for Tenant without
Landlord’s approval may be removed without notice by Landlord at Tenant’s expense.
Notwithstanding the foregoing or any language to the contrary, Tenant shall be allowed
directory language in the Building lobby and Suite signage, both of which shall be at
Landlord’s expense. Tenant shall have the right to install, at Landlord’s sole cost and
expense, up to two (2) lines per 1,000 RSF of the Premises on the Building’s directory
board in the main lobby of the Building. Tenant shall also have the right to install
building standard identification signage in the elevator lobbies of the floors of the
Premises.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the peaceful
and quiet enjoyment and possession of the Premises and the Common Areas during the
Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1 Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2 Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this Lease
shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3 Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any
commission or fees in respect of the negotiation, execution or delivery of this
Lease, other than CBRE, Inc. (‘CBRE”) and as otherwise disclosed to the other
in writing and shall indemnify and hold harmless each other against any loss,
cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any
arrangements or agreements made or alleged to have been made in variance
with this representation. The parties agree that Landlord shall be solely
responsible for the payment of any brokerage commissions to CBRE and that
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Tenant shall have no responsibility therefor unless written provision to the
contrary has been made a part of this Lease. If Tenant has dealt with any person
or real estate broker other than CBRE in respect to leasing, subleasing or renting
space in the Building, Tenant shall be solely responsible for the payment of any
fee due said person or brokerage firm.

30.4 Entire Agreement

This Lease (including all exhibits hereto) is the final and complete expression of
Landlord and Tenant relating in any manner to the leasing, use and occupancy of
the Premises, to Tenant’s use of the Building and other matters set forth in this
Lease. No prior agreements or understanding pertaining to the same shall be
valid or of any force or effect, and the covenants and agreements of this Lease
shall not be altered, modified or added to except in writing signed by both
Landlord and Tenant.

30.5 Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall in
no way affect, impair or invalidate any other provision hereof, and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6 Notices

The parties shall give all notices in writing by (i) personal delivery, (ii) national-
recognized, next-day courier service, (iii) first-class registered or certified mail,
postage prepaid, to the Landlord’s Address for Notice and Tenant’s Address for
Notice as set forth in Section 1.1. Without limiting the generality of the foregoing,
Landlord’s notices to Tenant shall not be effective if they are delivered to the
Premises or to another address that is not set forth in Section 1.1 hereof. Any
notice given under this Lease shall be deemed effective upon the date of delivery
(whether accepted or refused), which, for certified mail and courier service, shall
be established by U.S. Post Office return receipt or the courier’s proof of delivery,
respectively.

30.7 Governing Law and Venue

This Lease shall be governed by and construed in accordance with the internal
laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8 Waivers

No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or
Tenant of the same or any other provision. Landlord’s or Tenant’s consent to or
approval of any act shall not be deemed to render unnecessary the obtaining of
Landlord’s or Tenant’s consent to or approval of any subsequent act by Landlord
or Tenant.
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30.9 Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10 Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless
otherwise specifically provided herein, shall be deemed granted if not refused
within ten (10) business days after written request is made therefore, together
with all necessary information.

30.11 Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Exhibit H attached
hereto.

30.12 Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge a
Memorandum of Lease in the form of Exhibit I attached hereto, which
Memorandum may be recorded by Tenant in the Official Records of Los Angeles
County.

30.13 Counterparts

This Lease may be executed in several counterparts, each of which shall be
deemed an original, and all of which shall constitute one and the same
instrument.

31. AUTHORITY

Only the County’s Board of Supervisors (“Board of Supervisors”) has the authority, by
formally approving and/or executing this Lease, to bind Tenant to the terms included
herein. Landlord understands that no material terms of this Lease may be altered or
deleted, nor may any new material terms be added to this Lease, without the express
written approval of the Board of Supervisors, either through an amendment to the Lease
or by other formal board action. No County officer, employee, agent or independent
contractor has any authority to alter, add or delete the material terms of this Lease, and
Landlord may not rely upon any representations to the contrary. This limitation of
authority applies to all material terms of the Lease including, without limitation, any
monetary ceiling established for Tenant Improvements or other project costs of Landlord
which are subject to reimbursement by Tenant. Tenant shall not reimburse Landlord for
any expenses which exceed this ceiling. Notwithstanding the foregoing, the Chief
Executive Office of the County (the “Chief Executive Office”) may take any
administrative act on behalf of Tenant hereunder which does not have the effect of
increasing Base Rent or other financial obligations of Tenant under this Lease, including
without limitation, granting any approvals, terminating this Lease in the manner provided
herein by an early termination notice or otherwise, signing estoppel certificates, signing
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the Commencement Date Memorandum and Confirmation of Lease Terms or
subordinating this Lease. Each individual executing this Lease on behalf of Landlord
represents and warrants that he or she is duly authorized to execute and deliver this
Lease on behalf of Landlord, and that this Lease is binding upon Landlord in accordance
with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:

32.1 Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the effective
date of this Lease, Landlord shall give consideration for any such employment
openings to participants in the County Department of Public Social Services’
Greater Avenues for Independence (“GAIN”) Program who meet Landlord’s
minimum qualifications for the open position. The County will refer GAIN
participants by job category to Landlord.

32.2 Solicitation of Consideration

It is improper for any County officer, employee or agent to solicit consideration in
any form from a landlord. A landlord shall not offer or give, either directly or
through an intermediary, consideration in any form to a County officer, employee
or agent who has had any involvement in the procurement, negotiation,
consummation, administration or management of a lease.

Landlord shall immediately report any attempt by a County officer, employee or
agent to solicit such improper consideration. The report shall be made to the
County Auditor-Controllers Employee Fraud Hotline at (800) 544-6861. Failure
to report such solicitation may result in the Landlords submission being
eliminated from consideration.

Landlord herby represents and warrants that it has not provided, and will not
provide, any financial benefits to any County official, employee or agent who has
had any involvement in the procurement, negotiation, consummation,
administration or management of this Lease. Landlord hereby agrees that if it
violates any of the terms of this Section 32.2, then the County may declare this
Lease null and void, and the County reserves the right to exercise any and all
other remedies available under applicable law.

32.3 Landlord Assignment

a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion
thereof (including the right to receive rental payments but excluding its
duties and obligations hereunder), and Landlord may execute any and all
instruments providing for the payment of Base Rent directly to an
assignee or transferee, but only if the conditions set forth in this Section
are met.
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b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this
Lease, or any portion thereof, as security for the Landlord’s obligation to
repay any monetary obligation, is hereinafter referred to as a “Security
Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section shall be void.

c. Each assignee or transferee under the Security Agreement shall certify
and agree in writing that such assignee or transferee has read and is
familiar with the requirements of Sections 5950-5955 of California
Government Code, which prohibits the offer or sale of any security
constituting a fractional interest in this Lease or any portion thereof,
without the prior written consent of the County. Notwithstanding the
foregoing, the County hereby acknowledges and agrees that Landlord
shall have the right to encumber the Building with CMBS (commercial
mortgage backed securities) financing or other traditional real estate
financing. However, Landlord may not encumber the Building through
any type of bond financing vehicle, including but not limited to certificate
of participation financing.

d. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon
which the County may impose damages in an amount equal to the
greater of $500,000 or 10% of the aggregate principal portion of all rental
payments payable by the County during the entire Term of this Lease, it
being expressly agreed that the aforesaid amount shall be imposed as
liquidated damages, and not as a forfeiture or penalty. It is further
specifically agreed that the aforesaid amount is presumed to be the
amount of damages sustained by reason of any such violation, because
from the circumstances and nature of the violation it would be
impracticable and extremely difficult to fix actual damages. In addition,
the County may exercise or pursue any other right or remedy it may have
under this Lease or applicable law.

e. Landlord shall give the County notice and a copy of each and every
assignment, transfer, hypothecation or encumbrance of Landlord’s
interest in this Lease and any instrument relating thereto (including, but
not limited to, instruments providing for the payment of Base Rent directly
to an assignee or transferee) at least two weeks prior to the effective date
thereof.

f. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering
memoranda, financial statements, economic and demographic
information, and legal opinions rendered by the office of counsel for the
County) to any person or entity, except with County’s prior written
consent. Landlord shall indemnify, defend and hold County and its
officers, agents and employees harmless from and against all claims and
liability alleged to arise from the inaccuracy or incompleteness of any
information furnished by Landlord in violation of this Section.
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g. The provisions of this Section shall be binding upon and applicable to the
parties hereto and their respective successors and assigns. Whenever in
this Section Landlord is referred to, such reference shall be deemed to
include Landlord’s successors or assigns, and all covenants and
agreements by or on behalf of Landlord herein shall bind and apply to
Landlord’s successors and assigns, whether so expressed or not.

32.4 Smoking in County Facilities. The Surgeon General of the United States has
concluded that passive smoke exposure is the third leading cause of preventable
death in the United States. The United States Environmental Protection Agency
has found second-hand smoke to be a known carcinogen. It is recognized that
the county has a responsibility to establish, maintain and promote a healthful and
safe working environment and to reduce health and safety risks of its employees
and the public at large. Tobacco smoke is a hazard to the health of county
employees and the general public and represents an annoyance which should be
regulated and banned in all county facilities to the end that air quality in all such
facilities be improved for the preservation and improvement of the health of all
county employees and the public. Therefore, to the greatest extent possible, the
rights and comfort of all employees shall be respected. Reasonable effort shall
be made to provide smokers a place to smoke in areas open to the sky or
otherwise located outside county facilities and except as provided under Los
Angeles County, California - Code of Ordinances Chapter 2.126 (“LAMC 2.126”),
all portions of County-owned facilities and all portions of facilities leased by or
from the County, which areas are not open to the sky, shall be designated as “no
smoking” areas. Smoking, including the use of electronic smoking devices, shall
be prohibited in the following areas of County facilities: (1) Within 50 feet of any
operable entry or exit door or operable window of any County building and within
25 feet of any access ramp or handicap path; (2) Within any County parking lot,
parking structure, or parking garage, whether enclosed or open to the sky; or (3)
Within any driving range and eating area, including outdoor eating areas, of any
County golf course. International no-smoking signs and other appropriate signs
which designate no-smoking areas shall be clearly, sufficiently and
conspicuously posted in every room, building or other place so covered by LAMC
2.126. The manner of such posting, including the wording, size, color and place
of posting, whether on the walls, doors, tables, counters, stands or elsewhere,
shall be at the discretion of the building proprietor so long as clarity, sufficiency
and conspicuousness are apparent in communicating the intent. (Los Angeles
County, California - Code of Ordinances Chapter 2.126.).

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest in this Lease, including
but not limited to preliminary space planning, legal review, and preparation and noticing
for presentation to the Tenant Real Estate Management Commission of Los Angeles
County, as necessary, in reliance on Landlord’s agreement to lease the Premises to
Tenant under the terms of this Lease, Landlord irrevocably offers to enter into this Lease
and not to revoke this offer until the Irrevocable Offer Expiration Date, as defined in
Section 1.
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IN WITNESS WHEREOF this Lease has been executed the day and year first set forth above.

LANDLORD: METROPLEX, LLC,
a California limited liability company

By:

______________________________

Name:

_______________________________

Its:

___________________________________________

TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

SACHI A. HAMAI
Chief executive Officer

By:

______________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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EXHIBIT A

FLOOR PLAN OF PREMISES

HOA.102706548.3 Exhibit A — Page 1
FLOOR PLAN OF PREMISES



EXHIBIT B

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain Lease Agreement (“Lease”) dated

_________________

20_, between County of Los Angeles, a body corporate and politic (“Tenant”), and
METROPLEX, LLC, a California limited liability company (“Landlord”), whereby Landlord leased
to Tenant and Tenant leased from Landlord certain premises in the building located at 3530
Wilshire Boulevard, Los Angeles, CA 90010 (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

__________________________

(“Possession Date”);

2) Tenant has accepted possession of the Premises and now occupies the same;

3) The Lease commenced on

_____________________

(“Commencement Date”);

4) The Premises contain rentable square feet of space; and

5) Landlord has paid a commission in the amount of
$_________ to Tenant pursuant

to Section 30.3 of the Lease.

HOA.102706548.3 Exhibit B — Page 1
COMMENCEMENT DATE OF MEMORANDUM

AND CONFIRMATION OF LEASE TERMS



IN WITNESS WHEREOF, this memorandum is executed this

______

day of

________

20

Tenant: Landlord:

COUNTY OF LOS ANGELES, METROPLEX, LLC,
a body corporate and politic a California limited liability company

By:

____________

Name________
By:

_____________________________________

Its_____________
Name_____________________________
Its_____________________________________

/
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONDITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the following
results effective during Normal Working Hours established by the Lease and within tolerances
normal in comparable office buildings; maintenance of inside space conditions of not greater
than 78 degrees Fahrenheit when the outside air temperature is not more than 93 degrees
Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and not less than 70 degrees
Fahrenheit when the outside air temperature is not lower than 42 degrees Fahrenheit dry bulb.
Interior space is designated at a rate of one zone for approximately each 1,000 square feet and
one diffuser for each 200 square feet of usable/net square footage within the Premises. If
energy requirements prohibit Landlord from complying with these requirements, Tenant shall not
unreasonably withhold its consent to temporary waivers or modifications.
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EXHIBIT E

CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.

B. Composition floors dust-mopped.

C. Desks, desk accessories and office furniture dusted. Papers and folders left on
desk not to be moved.

D. Waste baskets, other trash receptacles emptied.

E. Chairs and waste baskets returned to proper position.

F. Fingerprints removed from glass doors and partitions.

C. Drinking fountains cleaned, sanitized and polished.

H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies
replenished.

I. Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)

K. Graffiti expunged as needed within two working days after notice by Tenant

L. Floors washed as needed.

M. Kitchen/lunchroom/restroom supplies replenished, including paper supplies, soap
and

__________

N. Exclusive day porter service from

_____

am. to

________

p.m. (if provided by
contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.

B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

C. Floors washed and waxed in uncarpeted office area.

D. High-reach areas, door frames and tops of partitions dusted.

E. Upholstered furniture vacuumed, plastic and leather furniture wiped
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F. Picture moldings and frames dusted.

G. Wall vents and ceiling vents vacuumed.

H. Carpet professionally spot cleaned as required to remove stains.

HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

J. Light fixtures cleaned and dusted, but not less frequently than quarterly.

K. Wood furniture polished.

L. Draperies or mini-blinds cleaned as required, but not less frequently than
quarterly.

M. HVAC units serviced for preventative maintenance purposes, all filters changed.

5. SEMI-ANNUALLY

N. Windows washed as required inside and outside but not less frequently than
twice annually.

0. All painted wall and door surfaces washed and stains removed.

P. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

Q. Furniture Systems and any other fabric or upholstered surfaces including chairs,
couches, walls, etc., spot cleaned, or if determined to be necessary in Tenant’s
sole discretion, professionally cleaned in their entirety using a water extraction
system.

R. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a professional
grade sealant.

S. Touch-up paint all interior painted surfaces in a color and finish to match existing.

7. AS NEEDED

T. Premises and the sidewalks, driveways, parking areas and all means of access
and egress for the Premises should be maintained in good repair, and in clean
and safe condition at all times.

U. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance and
condition.
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V. Interior and exterior pest control inspections and remediation frequency is to be
determined by a licensed exterminator.

W. Carpets to be cleaned using a non-detergent, low moisture, soil encapsulation
system as recommended by the carpet manufacturer. The following schedule
will be maintained for carpet cleaning:

ii. heavy traffic areas cleaned as needed, with a minimum frequency
of bi-monthly [six (6) times per year];

iii. moderate traffic areas cleaned as needed, with a minimum of
once every six (6) months [two (2) times per year]; and

iv. clean light traffic areas a minimum of once per year.

Landlord agrees that bonnet cleaning is not an acceptable method of cleaning
carpets.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a color
acceptable to Tenant. In no event will Landlord be required to repaint or replace
wall coverings more than one (1) time in a five (5) year period (the “Occurrence”)
except for touch-up paint as provided in Paragraph 6.C. of this Exhibit E. The
initial tenant improvements completed prior to Tenant’s occupancy or as a
condition to the renewal of the Lease shall not constitute an Occurrence for the
purpose of determining the frequency of this work.

F. All HVAC ducts cleaned as needed.

8. GENERAL

Landlord shall, upon request of Tenant, produce written service contracts as evidence of
compliance with the terms of this Cleaning and Maintenance Schedule.
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EXHIBIT F

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

RECORDING REQUESTED BY
AND WHEN RECORDED MAIL TO: )

County of Los Angeles
Chief Executive Office )
Real Estate Division
222 South Hill Street
3rd Floor )
Los Angeles, California 90012 Space above for Recorder’s Use

SUBORDINATION, NON-DISTURBANCE
AND ATTORNMENT AGREEMENT

NOTICE: THIS SUBORDINATION, NON-DISTURBANCE AND ATTORNMENT
AGREEMENT RESULTS IN YOUR LEASEHOLD ESTATE BECOMING SUBJECT TO AND
OF LOWER PRIORITY THAN THE LIEN OF SOME OTHER OR LATER SECURITY
INSTRUMENT.

This Subordination, Non-disturbance and Attornment Agreement (“Agreement”) is
entered into as of the

____

day of

______________,

200_ by and among COUNTY OF LOS
ANGELES, a body corporate and politic (“Tenant”), METROPLEX, LLC, a California limited
liability company, (“Borrower”) and [Insert name of Lender], (“Lender”).

Factual Background

A. Borrower owns certain real property more particularly described in the attached
Exhibit A. The term “Property” herein means that real property together with all improvements
(the “Improvements”) located on it.

B. Lender has made or agreed to make a loan to Borrower. The Loan is or will be
secured by a deed of trust or mortgage encumbering the Building (the “Deed of Trust”).

C. Tenant and Borrower (as “Landlord”) entered into a lease dated

___________________________

(the “Lease”) under which Borrower leased to Tenant a portion of the
Improvements located within the Building and more particularly described in the Lease (the
“Premises”).

D. Tenant is willing to agree to subordinate certain of Tenant’s rights under the
Lease to the lien of the Deed of Trust and to attorn to Lender on the terms and conditions of this
Agreement. Tenant is willing to agree to such subordination and attornment and other
conditions, provided that Lender agrees to a Non-disturbance provision, all as set forth more
fully below.

Agreement

HOA.102706548.3 Exhibit F — Page 1
SUBORDINATION, NONDISTURBANCE

AND ATTORNMENT AGREEMENT



Therefore, the parties agree as follows:

1. Subordination. The lien of the Deed of Trust and all amendments, modifications
and extensions thereto shall be and remain at all times a lien on the Building prior and superior
to the Lease, except that if Tenant is granted any option to extend the Term of the Lease, right
of first offer to lease additional premises or option to purchase the Building or right of first offer
to purchase the Building in the Lease, such provisions shall not be affected or diminished by
any such subordination.

2. Definitions of “Transfer of the Building” and “Purchaser”. As used herein, the
term “Transfer of the Building” means any transfer of Borrower’s interest in the Building by
foreclosure, trustee’s sale or other action or proceeding for the enforcement of the Deed of Trust
or by deed in lieu thereof. The term “Purchaser”, as used herein, means any transferee,
including Lender, of the interest of Borrower as a result of any such Transfer of the Building and
also includes any and all successors and assigns, including Lender, of such transferee.

3. Non-disturbance. The enforcement of the Deed of Trust shall not terminate the
Lease or disturb Tenant in the possession and use of the leasehold estate created thereby.

4. Attornment. Subject to Section 3 above, if any Transfer of the Building should
occur, Tenant shall and hereby does attorn to Purchaser, including Lender if it should be the
Purchaser, as the landlord under the Lease, and Tenant shall be bound to Purchaser under all
of the terms, covenants and conditions of the Lease for the balance of the Lease term and any
extensions or renewals of it which may then or later be in effect under any validly exercised
extension or renewal option contained in the Lease, all with the same force and effect as if
Purchaser had been the original landlord under the Lease. This attornment shall be effective
and self-operative without the execution of any further instruments upon Purchaser’s
succeeding to the interest of the landlord under the Lease.

5. Lender Not Obligated. Lender, if it becomes the Purchaser or if it takes
possession under the Deed of Trust, and any other Purchaser shall not:

(a) be liable for any damages or other relief attributable to any act or
omission of any prior Landlord under the Lease, including Borrower, unless such act or
omission continues after the date that Lender or Purchaser succeeds to the interest of such
prior landlord; or

(b) be subject to any offset or defense not specifically provided for in the
Lease which Tenant may have against any prior landlord under the Lease, unless resulting from
a default or breach by such prior landlord which continues after Lender or Purchaser succeeds
to the interest of such prior landlord; and provided that any offsets deducted by Tenant prior to
the date that Lender or Purchaser succeeds to the interest of such prior landlord shall not be
subject to challenge; or

(c) be bound by any prepayment by Tenant of more than one month’s
installment of rent, unless the Lease expressly requires such prepayment; or

(d) be obligated for any security deposit not actually delivered to Purchaser;
or
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(e) be bound by any modification or amendment of or to the Lease which
materially increases Landlord’s obligations under the Lease or materially decreases Tenant’s
obligation under the Lease, unless Lender has approved such modification or amendment in
writing, which approval shall not be unreasonably withheld, conditioned or delayed.

6. Notices. All notices given under this Agreement shall be in writing and shall be
given by personal delivery, overnight receipted courier or by registered or certified United States
mail, postage prepaid, sent to the party at its address appearing below. Notices shall be
effective upon receipt (or on the date when proper delivery is refused). Addresses for notices
may be changed by any party by notice to all other parties in accordance with this Section.

To Lender:

_________________________________

To Borrower:

_______________________________

To Tenant: County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

7. Miscellaneous Provisions. This Agreement shall inure to the benefit of and be
binding upon the parties and their respective successors and assigns. This Agreement is
governed by the laws of the State of California without regard to the choice of law rules of that
State.
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TENANT: COUNTY OF LOS ANGELES,
a body corporate and politic

By:__________________________
Name:___________________________
Title:___________________________

BORROWER: METROPLEX, LLC,
a California limited liability company

By:_______________
Name:_____________
Title:_______________

LENDER: [Insert name of Lender],

By:_____________________
Name:____________________
Title:_____________________
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATE OF CALIFORNIA
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose name(s)
is/are subscribed to the within instrument and acknowledged to me that he/she/they executed
the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on the
instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the
instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)
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EXHIBIT C

TENANT ESTOPPEL CERTIFICATE

To: [Insert name of party to rely on document]

Attn:

____________________________

Re: Date of Certificate:

___________________

Lease Dated:

____________________

Current Landlord:

____________________

Located at:

_____________________

Premises:

___________________

Commencement Date of Term:__________________
Expiration Date:

___________________

Current Rent:

_____________________

County of Los Angeles (“Tenant”) hereby certifies that, to its actual knowledge, as of the date
hereof:

1 Tenant is the present holder of the tenant’s interest under the lease described above, as
it may be amended to date (the “Lease”). The Lease covers the premises described above (the
“Premises”) in the building (the “Building”) at the address set forth above.

2. (a) A true, correct and complete copy of the Lease (including all modifications,
amendments, supplements, side letters, addenda and riders of and to it) is attached to this
Certificate as Exhibit A.

(b) The current Rent is set forth above.

(c) The term of the Lease commenced on the Commencement Date set forth above
and will expire on the Expiration Date set forth above, including any presently exercised option
or renewal term. Tenant has no option or right to renew, extend or cancel the Lease, or to lease
additional space in the Premises or Building, or to use any parking other than that specified in
the Lease.

(d) Except as specified in the Lease, Tenant has no option or preferential right to
purchase all or any part of the Premises (or the land of which the Premises are a part).

(e) Tenant has made no agreement with Landlord or any agent, representative or
employee of Landlord concerning free rent, partial rent, rebate of rental payments or any other
similar rent concession except as expressly set forth in the Lease.

3. (a) The Lease constitutes the entire agreement between Tenant and Landlord with
respect to the Premises, has not been modified changed, altered or amended, except as set
forth in Exhibit A, and is in full force and effect. There are no other agreements, written or oral,
which affect Tenant’s occupancy of the Premises.
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[(b) To the knowledge of Tenant, Tenant has not given Landlord written notice of a
material default under the Lease which has not been cured.]

(c) Tenant’s interest in the Lease has not been assigned or encumbered.

(d) Tenant is not entitled to any credit against any rent or other charge or rent
concession under the Lease, except as set forth in the Lease.

(e) No rental payments have been made more than one month in advance.

4. All contributions required to be paid by Landlord to date for improvements to the
Premises have been paid in full, and all of Landlord’s obligations with respect to tenant
improvements have been fully performed.

IN WITNESS WHEREOF, the Tenant has executed this Tenant Estoppel Certificate as of the
day set forth above.

COUNTY OF LOS ANGELES,
a body corporate and politic

By:

______________

Name:

_____________

Title:

______________
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EXHIBIT H

COMMUNITY BUSINESS ENTERPRISE FORM

INSTRUCTIONS: All Landlords shall submit this form on an annual basis on or before December 30th of
each year of the term of this agreement as evidence of MBE/WBE participation. The information requested
below is for statistical purposes only. The final analysis and consideration of the lease will be determined
without regard to race, creed, color or gender. (Categories listed below are based on those described in 49
CFR Section 23.5)

fl2f
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I. Minority/Women Participation in Firm (Partners, Associate Partners, Managers, Staff, etc.)
1. Firm Name: Contact Person/Telephone Number:

2. Address:

4. Total number of
mnInveps’n thR firm’

5. Provide the Owners,
Managers Staffnumber of all Partners 9nd

minnrt, All O.P & Womeii. All Women All Staff
Black/African American

Hispanic/Latin American V

Asian American

Portuguese American

American Indian/Alaskan

All Others

II. PERCENTAGE OF MINORITY/WOMEN OWNERSHIP IN FIRM

1. Type of Business Structure: (Corporation, Partnership, Sole Proprietorship, Etc.)

III. MINORITY/WOMEN-OWNED2. Total Number of OwshinLPtners IIRM rPRTHIrATIIThJ

3. Provide the All . ..

Pmnlo Wome Is your firm currently certified as a minority owned

Black/African business firm by the: State of California?

Hispanic/Latin
Yes No

Acin Amrirn
V I - ., , -

Portuouese American Section D. OPTION TO PROVIDE REQUESTED INFORMATION

American We do not wish to provide the information required in this form.

All Others Firm Name:

Signature!Title:
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EXHIBIT I

MEMORANDUM OF LEASE

RECORDING REQUESTED BY AND
WHEN RECORDED MAIL TO:

County of Los Angeles
Chief Executive Office - Real Estate Division
320 West Temple Street, 7th Floor
Los Angeles, CA 90012
Attention: Director of Real Estate

This document is recorded for the benefit of the County of Los Angeles and recording is
exempt from recording fees pursuant to California Government Code Section 27383.
This transaction is exempt from documentary transfer tax pursuant to California
Revenue and Taxation Code Section 11922.

MEMORANDUM OF LEASE

This Memorandum of Lease (“Memorandum”) is made and entered into by and
between METROPLEX, LLC, a California limited liability company (the “Landlord”), and
the COUNTY OF LOS ANGELES, a public body corporate and politic duly organized
and existing under the laws of the State of California (the “Tenant”), who agree as
follows:

Landlord and Tenant have entered into an unrecorded lease dated

__________

20 (the “Lease”) of certain real property located in the County of Los
Angeles, State of California, described in Exhibit A attached hereto and incorporated
herein by reference, for a term commencing on

_______________,

20, and ending on
a date

_______

years after the commencement date, unless such term is extended or
sooner terminated pursuant to the terms and conditions set forth in the Lease.

This Memorandum has been prepared for the purpose of giving notice of
the Lease and of its terms, covenants, and conditions, and for no other purposes. The
provisions of this Memorandum shall not in any way change or affect the provisions of
the Lease, the terms of which remain in full force and effect.

Dated:

____________________,

20.

LANDLORD: METROPLEX, LLC,
a California limited liability company
By:

______________________

Its:

____________________________

By:

______________________

Its:

____________________________

TENANT: COUNTY OF LOS ANGELES,
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a body corporate and politic

SACHI A. HAMAP
Chief executive Officer

By:

_________________________

David P. Howard
Assistant Chief Executive Officer

ATTEST:

DEAN C. LOGAN
Recorder/County Clerk
Of the county of Los Angeles

By:

_________________________

Deputy

APPROVED AS TO FORM:

MARY C. WICKHAM
County Counsel

By:

_________________________

Deputy
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A notary public or other officer
completing this certificate verifies
only the identity of the individual who
signed the document to which this
certificate is attached, and not the
truthfulness, accuracy, or validity of
that document.

STATEOFCALIFORNIA )
SS.

COUNTY OF

__________________

On

__________________________,

before me,

_________________________________________

Date Name And Title Of Officer (e.g. “Jane Doe, Notary Public”)

personally appeared
Name of Signer(s)

who proved to me on the basis of satisfactory evidence to be the person(s) whose
name(s) is/are subscribed to the within instrument and acknowledged to me that
he/she/they executed the same in his/her/their authorized capacity(ies), and that by
his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of
which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the
foregoing paragraph is true and correct.

WITNESS my hand and official seal.

Signature (Seal)

HOA.102706548.3 Exhibit I — Page 3
MEMORANDUM OF LEASE



FIRE DEPARTMENT 
ANTICIPATED BOARD LETTER 
PUBLIC SAFETY FACT SHEET  

January 15, 2019 
 

SUBJECT 
• Approval of the proposed nine-year lease renewal for 3,079 square feet of office 

space and 12 parking spaces at 1255 Corporate Center Drive, Suite 328, Monterey 
Park for the FIRE Department (FIRE).  
 

TARGETED BOARD AGENDA 
• January 21, 2020  

 
DESCRIPTION OF PROGRAM / ITEM 

• The lease will provide office space for Fire’s Prevention Services Bureau 
Administration (PSB), Headquarters and Forestry Division Administration (FDA) 
Headquarters.  The proposed lease will allow PSB to relocate from the Klinger 
Center Headquarters Building to relieve overcrowding and also allow the FDA to 
relocate from 5815-5823 Rickenbacker Road in the City of Commerce to make 
room for their Information Management Division.   
 
  

AMOUNT / COST  
 

• The maximum annual rent is $97,913 per annum or $1,036,189 over the nine-year 
term of the lease. 

• The maximum funding required for FIRE Tenant Improvements (TIs) is $230,925 
to be repaid in one lump sum to the landlord.  

• The maximum funding required for the ISD Low Voltage/Telecommunications 
costs will be $363,294 (financed).  

• The combined TI and ISD Telecommunications costs will be $594,219. 
  

FUNDING SOURCE 
• Sufficient to cover the proposed rent, County TI costs, telephone, data and low- 

voltage systems costs for the first year is included in the Fiscal Year (FY) 2019-20 
Rent Expense budget and will be billed back to FIRE.  Beginning with FY 2020-21, 
ongoing funding for the proposed lease will be part of the budget for FIRE.  The 
costs are 100 percent funded from Fire District funds, which are primarily sourced 
from County tax revenues. 
 
 
 
 



FIRE 
Page 2 

 
PURPOSE 

• Approval of the proposed lease will allow FIRE to consolidate operations at the 
subject facility, as FIRE already occupies 37,132 square feet in the building under 
a separate lease for other FIRE programs. 

CONTRACTING PROCESS (if applicable) 
• N/A 

 
CHANGES FROM PREVIOUS YEAR  

• Rent to increase to reflect current market conditions. An Increase of $19,583 in the 
first year. 

• TI and Low voltage costs to be incurred to reconfigure the space for FIRE‘s new 
programs.  
 

CHANGES TO DEPLOYMENT / STAFFING PLAN 
• N/A 

 
ISSUES / CONCERNS  

• The lease is on holdover since February 1, 2016, and the landlord had to negotiate 
with another tenant to continue to hold the space for the County.  

 
SUCCESSES / ACCOMPLISHMENTS 

• N/A 
 
DISTRICT(S) IMPACTED 

• First  
 
CONTACT PERSON 

• Michael Navarro 
• (213) 974-4364 
• mnavarro@ceo.lacounty.gov 

 
 



Approval of a proposed nine-year lease to replace an existing lease to provide the Fire Department 
continued use of 3,079 rentable square feet of office space and 12 on-site parking spaces.

SUBJECT

January 21, 2020

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street 
Los Angeles, California 90012
 
Dear Supervisors:

NINE-YEAR LEASE
FIRE DEPARTMENT

1255 CORPORATE CENTER DRIVE, SUITE 328, MONTEREY PARK
(FIRST DISTRICT)

(3 VOTES)

IT IS RECOMMENDED THAT THE BOARD:

1.  Find that the proposed lease is exempt from the California Environmental Quality Act (CEQA), for 
the reasons stated in this Board letter and in the record of the project.

2.  Authorize the Chief Executive Officer, or her designee, to execute the proposed lease with 
Omninet, LACC (Landlord), for approximately 3,079 square feet of office space, and 12 on-site 
parking spaces at 1255 Corporate Center Drive, Monterey Park to be occupied by the Fire 
Department.  The estimated maximum first year rental cost is not to exceed $97,913.  The total rental 
cost payable to the Landlord under the proposed lease would not exceed $1,036,189 over the 
nine-year term.  The rental costs are 100 percent funded from Fire District funds, which are primarily 
sourced from County property tax revenues.



3.  Authorize the Chief Executive Officer, or her designee, to reimburse Omninet, LACC up to 
$230,925 for the County’s tenant improvement (TI) contribution. The County’s TI contribution will be 
paid in a lump sum payment.  The total annual lease costs payable to the Landlord would not exceed 
$1,267,114 over the nine-year term, which is comprised of the $1,036,189 rental cost, and the 
$230,925 maximum County’s TI contribution.

4.  Authorize the Fire Chief to contract with the Internal Services Department (ISD), for the 
acquisition and installation of telephone, data, and low-voltage systems at a cost not to exceed 
$311,942 if paid in a lump sum ($222,310 of equipment and $89,632 of labor), or $363,294 if the 
equipment only is financed over five years.  The low-voltage amount is in addition to the rental costs 
and TI reimbursements payable to the Landlord.

5.  Authorize and direct the Chief Executive Officer, or her designee, to execute any other ancillary 
documentation necessary to effectuate the terms of the proposed lease and to take other actions 
necessary and appropriate to implement and effectuate the terms of the proposed lease, including, 
without limitation, exercising early termination rights and/or any options to extend the proposed 
lease.  The proposed lease will become effective upon approval by the Board.

PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

The County has leased these premises at 1255 Corporate Center Drive, Suite 328, Monterey Park, 
since March 1998, for use by the Fire Department (Fire).  The County’s lease has been on a 
month-to-month holdover basis since February 1, 2016, with no penalty, pending renewal of the 
lease.

On May 3, 2016, the Board approved a separate new lease in the same building, for 37,132 square 
feet.  Fire’s original plan was to vacate the existing Suite 328, occupied by Fire’s Professional 
Performance Program, and relocate them into the new space.  However, Fire decided to retain and 
backfill the existing Suite 328 by relocating the following two existing programs:  the Prevention 
Services Bureau Administration (PSB), Headquarters and Forestry Division Administration (FDA) 
Headquarters.  PSB will relocate from the Klinger Center Headquarters Building located at 1320 
North Eastern Avenue, Los Angeles, to relieve overcrowding at Eastern Avenue. FDA will relocate 
from 5815-5823 Rickenbacker Road in the City of Commerce to make room for their Information 
Management Division.  The proposed lease will allow Fire to consolidate several administrative 
functions, providing better continuity of operations, and use of ancillary space allocated to Fire at this 
location.

The Landlord will provide $61,580 in base TI allowance and up to $230,925 in additional TI 
allowances to redesign the premises to suit the needs of the two new programs moving into the 
existing Suite 328.

The existing facility adequately meets the space needs of Fire.  The location is freeway accessible 
and will accommodate ten employees and visitors with sufficient parking.

Approval of the recommended actions will find that the proposed lease is exempt from CEQA and will 
allow Fire to consolidate operations at the subject facility.

The Honorable Board of Supervisors
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Implementation of Strategic Plan Goals
The Countywide Strategic Plan Goal 3 of “Realize Tomorrow’s Government Today” directs that our 
increasingly dynamic, and complex environment, challenges our collective abilities to respond to 
public needs and expectations.  We want to be an innovative, flexible, effective, and transparent 
partner focused on advancing the common good. The proposed lease will support this goal by 
allowing Fire to consolidate their administrative programs in a centrally located facility that is situated 
within a one-mile proximity of their Headquarters’ office, to continue pursuing operational 
effectiveness, and increased productivity.

The proposed lease is in conformance with the Asset Management Principles as outlined in 
Attachment A.

FISCAL IMPACT/FINANCING

The proposed lease will have the following financial impact:

-  A nine-year, full service gross lease whereby the Landlord will be responsible for the operating and 
maintenance costs associated with the premises, including janitorial costs.  

-  The maximum first year rental cost is not-to-exceed $97,913, or $31.80 annually per square foot, 
including parking with annual rental adjustments based upon the Consumer Price Index (CPI), with a 
minimum of 2 percent per annum, and a maximum of 4 percent per annum.

-  Total TI cost is estimated at $292,505.  The Landlord will provide a base TI allowance of $61,580 
or $20 per square foot, as part of base rent.

-  The Landlord will provide additional reimbursable TI dollars in the amount up to $230,925 or $75 
per square foot, should the entire amount be expended, which the County will reimburse in a lump 
sum payment.

-  The aggregate cost of the proposed lease over the nine-year term, including rent expense, TI 
reimbursement, and the low-voltage systems costs, would be approximately $1,630,408.

-  The low-voltage costs will be paid directly by Fire out of a separate budget.

Attachment B provides an overview of the total proposed lease costs.

Sufficient funding to cover the proposed rent, County TI costs, telephone, data, and low-voltage 
systems costs for the first year of the proposed lease costs is included in the Fiscal Year (FY) 
2019-20 Rent Expense budget and will be billed back to Fire.  Fire has sufficient funding in their FY 
2019-20 operating budget to cover these costs for the first year.  Beginning with FY 2020-21, 
ongoing funding for the proposed lease will be part of the budget for Fire.  These costs are 100 
percent funded from Fire District funds, which are primarily sourced from County property tax 
revenues.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

In addition to the terms described herein, the proposed lease includes the following provisions:

-  A cancellation provision that allows the County to terminate the proposed lease any time after the 
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96th month, with 270 days’ notice and a cancellation penalty in the form of unamortized base TIs and 
broker fees.

-  The proposed lease contains a holdover provision, wherein the prevailing lease terms will remain 
in effect with no holdover penalty.  The County’s tenancy will be terminable upon 90 days’ notice from 
the Landlord.

-  The proposed lease renewal will be effective upon approval by the Board.

The Chief Executive Office (CEO), conducted a survey within the project area to determine the 
availability of comparable office space options.  The leasing agent was unable to identify any sites in 
the survey area that could accommodate this requirement more economically.  This existing rent is 
under market for this area and the Landlord has been concerned about the holdover situation as he 
has not been able to earn market rent.  Based upon a review of available industry data, we have 
established that the annual rental range for similar space including parking costs is between $27 and 
$33 per square foot on a full service gross basis.  In comparison, the base rental rate of $31.80 per 
square foot per year, full service gross, including parking, for the proposed lease represents a rate 
within the market range for the area.

There are no co-working space offices in the immediate area.  The closest co-working offices are 
located approximately six miles away, with no parking included in their rates.  Therefore, the 
co-working locations are less desirable in comparison to the proposed site. The subject premises are 
already co-located with other Fire programs. The current leased premises also provide operational 
efficiencies in allowing shared use of conference and training rooms located within the other County 
leased premises in the building.  Fire finds the proposed premises the most suitable to meet their 
program needs, with some minor reconfiguration work needed for their occupancy.

Attachment C shows county-owned or leased facilities in the proximity of the service area and there 
are no suitable County-owned or leased facilities available for the program.

The Department of Public Works has previously inspected the facility and found it seismically 
suitable for County occupancy.  Construction of the TIs will be completed in compliance with relevant 
building and construction codes, laws and regulations, including the Americans with Disabilities Act.  
A notification letter to the City of Monterey Park has been sent pursuant to Government Code 
Section 25351.  County Counsel has reviewed the attached proposed lease and has approved it as 
to form.

The proposed lease will continue to provide a suitable office location for Fire’s administrative 
programs, within close proximity to their Headquarters building, which is consistent with the County’s 
facility location policy, as adopted by the Board of Supervisors on July 24, 2012, and further outlined 
in Attachment D.

ENVIRONMENTAL DOCUMENTATION

The proposed lease is exempt from CEQA. The proposed lease, which replaces the existing lease 
space with minor tenant improvements within an existing building, is within a class of projects that 
have been determined not to have a significant effect on the environment and which meets the 
criteria set forth in Section 15301 of the State CEQA Guidelines (Guidelines) and Class 1 of the 
County's Environmental Document Reporting Procedures and Guidelines, Appendix G. In addition, 
based on the proposed lease records, it will comply with all applicable regulations, and there are no 
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cumulative impacts, unusual circumstances, damage to scenic highways, listing on hazardous waste 
site lists compiled, pursuant to Government Code Section 65962.5, or indications that it may cause a 
substantial adverse change in the significance of a historical resource that would make the 
exemption inapplicable.

Upon the Board's approval of the recommended actions, a Notice of Exemption will be filed with the 
Registrar-Recorder/County Clerk in accordance with Section 21152 of the California Public 
Resources Code.

IMPACT ON CURRENT SERVICES (OR PROJECTS)

The proposed lease will adequately provide the necessary office space for this County requirement.  
Fire concurs with the proposed lease recommendation.

CONCLUSION

It is requested that the Executive Office, Board of Supervisors return one certified copy of the Minute 
Order, and the adopted stamped board letter to the CEO, Real Estate Division at 320 West Temple 
Street, 7th Floor, Los Angeles, CA  90012 for further processing.

Enclosures

c: Executive Office, Board of Supervisors
County Counsel
Auditor-Controller
Fire
Internal Services

Respectfully submitted,

SAH:FAD:DPH:DL
JLC:MN:FC:gw

The Honorable Board of Supervisors
1/21/2020
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  ATTACHMENT A 

FIRE DEPARTMENT 
1255 CORPORATE CENTER DRIVE, SUITE 328, MONTEREY PARK 

Asset Management Principles Compliance Form1 

 
1. Occupancy  Yes  No N/A 

  A Does lease consolidate administrative functions?      X      

 B Does lease co-locate with other functions to better serve clients?     X      

 C Does this lease centralize business support functions?    X      

 D Does this lease meet the guideline of 200 sq. ft of space per person?2    
No, ratio is approximately 308 square feet per person which includes reception 
area, conference room, lunch room, file room, storage/file room and server room.   

     
    
   X       

 

 E Does lease meet the 4/1000 sq. ft. parking ratio guideline?    X      

 F Does public parking and mass-transit exist to facilitate employee, client and visitor 
access to the proposed lease location?    X   

2. Capital 

 A Is it a substantial net County cost (NCC) program?  The rental costs are 100% funded 
with Fire District funds. 

      X  

 B Is this a long-term County program? X   

 C If yes to 2 A or B; is it a capital lease or an operating lease with an option to buy?   X     

 D If no, are there any suitable County-owned facilities available?   X  

 E If yes, why is lease being recommended over occupancy in County-owned space?   X 

 F Is Building Description Report attached as Attachment C? X   

 G Was build-to-suit or capital project considered? The County already occupies a 
portion of the facility and a capital project was not considered. 

     X     

3. Portfolio Management 

A Did department utilize CEO Space Request Evaluation (SRE)? X   

B Was the space need justified? X   

C If a renewal lease, was co-location with other County departments considered? 2 

Department prefers to remain in the existing premises for programmatic reasons.  X   

D Why was this program not co-located?   X 

1.           The program clientele requires a “stand alone” facility.    

2.           No suitable County occupied properties in project area.    

3.           No County-owned facilities available for the project.    

4.           Could not get City clearance or approval.    

5.         The Program is being co-located.    

E Is lease a full service lease?     X       

F Has growth projection been considered in space request?  X          

G Has the Dept. of Public Works completed seismic review/approval?1 X          

  1As approved by the Board of Supervisors 11/17/98    

  2If not, why not?     

 



 
ATTACHMENT B 

Page 1 
 

OVERVIEW OF THE PROPOSED LEASE COSTS 
 

1255 Corporate Center 
Drive, Suite 328 
Monterey Park 
 

 
Existing Lease 
 
 

 
Proposed Lease 

 
Change  

Area (Square Feet) 3,079 sq.ft. 3,079 sq.ft.  None 

Term (years) 5- year + 1-year extension 
(terminated – 2016 month 
to month) 
 

9 years  +3 years 
 

Annual Base Rent (1) 

(Base rent includes  
12 parking spaces) 

$78,330 
($25.44 per sq. ft. 
annually) 
 

 $97,913 
($31.80 per sq. ft. annually)  

+$19,583 annually 

 
Annual TI Reimbursement  
 

$-0- $230,925 
(County’s TI Costs to be repaid 
lump sum in year 1) (2) 

$230,925 

 
 
Low-voltage 

  
None 

 
$363,294 

 
+$363,294 

Rental rate adjustment Flat Rent  Annual CPI adjustments 
minimum 2 percent, capped at 
4 percent per year. 

Annual CPI 
minimum 2 
percent, capped 
at 4 percent per 
year 

Cancellation Provision At any time, with 6 months’ 
notice 

After 8 years, with 270 days 
notice 

Fixed first 8 years 

 

(1) The existing and proposed leases are both full service gross, with the landlord responsible for paying all costs 
associated with operations, building maintenance and repairs.  

(2) The proposed lease requires that the County repay all additional reimbursable TIs via lump sum.  



ATTACHMENT B
Page 2

Leased Area 3,079
Term 9 years

Adjustment
CPI with minimun 2% 

and maximun 4%
Cost Per RSF Per 

Month ($)
Cost Per RSF 
Per Year ($)

$2.65 $31.80
Tenant Improvemement Lump Sum

$230,925

1st Year 2nd Year 3rd Year 4th Year 5th Year 6th Year 7th Year 8th Year 9th Year Total 9 Year 
Rental Costs

Annual Base Rent 
Costs¹ 97,913 101,829 105,902 110,138 114,544 119,126 123,891 128,846 134,000 1,036,189
Tenant Improvement 
Costs ² 230,925 0 0 0 0 0 0 0 230,925

Total Paid to Landlord 328,838 101,829 105,902 110,138 114,544 119,126 123,891 128,846 134,000 1,267,114

Low Voltage Costs ³ 144,364 54,732 54,732 54,732 54,732 363,294

Total Lease Costs 473,202 156,561 160,634 164,870 169,276 119,126 123,891 128,846 134,000 1,630,408

³ Low Voltage Costs: Labor costs ($89,632) must be paid via a lump sum payment in the first year. Equipment costs will be financed over 5 years at 8.5%. The first year labor and equipment costs will be $144,364 ($89,632 + $54,732).

*Calculation note:  All numbers are rounded up to ensure sufficient funds available to pay the specified expense. 

                                       

1255 Corporate Center Drive, Suite 328
Fire Department

OVERVIEW OF THE PROPOSED LEASE COSTS

² Tenant Improvement costs will be paid via a lump sum payment.
¹ Base rent includes annual 4 percent increases (min 2%, max 4% over prior year's rent).



ATTACHMENT C 
FIRE DEPARTMENT 

 SPACE SEARCH – 3 MILE RADIUS   
1255 CORPORATE CENTER DRIVE, MONTEREY PARK 

 

LACO Name Address 
Ownership 

Type 
 Gross 
SqFt  

 Net 
SQFT  Vacant 

4526 
Biscailuz - Administration 
Building 

1060 N Eastern Ave Los Angeles 
90063 Owned 

    
16,571  

    
11,428  None 

4799 
PW Central Yard - Division 
Administration 

1525 Alcazar St. Los Angeles 
90033 Owned 

    
10,438  

      
7,224  None 

Y013 
DPSS - Civic Center 
District/Grow Center Office 813 E 4th Pl Los Angeles 90013 Owned 

    
39,956  

    
20,447  None 

6578 
DPSS - Metro East AP District 
Office 

2855 E Olympic Blvd Los 
Angeles 90023 Owned 

    
63,066  

    
28,398  None 

5428 
DPSS - Belvedere AP District 
Office 

5445 E Whittier Blvd East Los 
Angeles 90022 Owned 

    
70,493  

    
48,888  None 

5412 
PH - Environmental Health 
Program 

4801 E 3rd St. East Los Angeles 
90022 Owned 

    
14,848  

    
10,741  None 

4364 
Probation - East Los Angeles 
Area Office 

144 S Fetterly Ave, 4849 E Civic 
Center Way,  Los Angeles 90022 Owned 

    
15,584  

    
10,705  None 

5260 
Coroner - Administration/ 
Investigations Build 

1102 N Mission Rd Los Angeles 
90033 Owned 

    
22,479  

    
14,251  None 

X327 PRE-RELEASE CENTER AB109 
200 W Woodward Ave 
Alhambra 91801 Owned 

    
11,273  

      
7,175  None 

4231 
Biscailuz - Training/Intelligence 
Facility 

1060 N Eastern Ave Los Angeles 
90063 Owned 

      
1,660  

      
1,372  None 

5863 
ISD - Administrative 
Headquarters 

1100 N Eastern Ave Los Angeles 
90063 Owned 

    
80,309  

    
58,578  None 

5870 
ISD - Eastern Ave Complex 
Telecom Branch Building 

1110 N Eastern Ave Los Angeles 
90063 Owned 

    
37,742  

    
28,876  None 

4946 
Med Center - Interns & 
Residents Building 

2020 Zonal Ave Los Angeles 
90033 Owned 

  
142,448  

    
79,494  None 

0837 
Med Center - Personnel Office 
Building 

1200 N State St. Los Angeles 
90033 Owned 

      
2,980  

      
1,761  None 

0838 
Med Center - Quality 
Assurance Utilization  

1200 N State St. Los Angeles 
90033 Owned 

      
2,980  

      
2,341  None 

0808 
Coroner - Public 
Services/Skeleton Store 

1104 N Mission Rd Los Angeles 
90033 Owned 

    
18,651  

    
11,430  None 

A460 
DHS - Ferguson Administrative 
Services Center 

5555 Ferguson Drive City Of 
Commerce 90022 Owned 

  
268,400  

 
246,550  None 

3542 
Fire - Administrative 
Headquarters Building 

1320 N Eastern Ave Los Angeles 
90063 Owned 

    
39,015  

    
24,288  None 

T509 
Parks & Rec - Proposition A 
Field Office 

4914 Cesar E Chavez Ave East 
Los Angeles 90022 Owned 

         
540  

         
424  None 

C269 
DPSS - Lincoln Heights WS 
District Office 

4077 N Mission Rd Los Angeles 
90032 Owned 

    
26,000  

    
18,575  None 

T039 
Sheriff - Eastern Complex Fleet 
Services Office 

1104 N Eastern Ave Los Angeles 
90063 Owned 

      
1,548  

      
1,428  None 



 
 

ATTACHMENT D 
 

FACILITY LOCATION POLICY ANALYSIS 
 

Proposed lease renewal:  Nine-year Lease agreement for the Fire Department –  
1255 Corporate Center Drive, Suite 328, Monterey Park – First District.   
 
A. Establish Service Function Category –  Local administrative office near Fire’s 

Headquarters. 
 

B. Determination of the Service Area –The proposed lease will allow Fire to 
consolidate administrative functions in one building, within close proximity to 
Headquarters, to continue to provide better continuity of operations, and use of 
ancillary space. 
 

C. Apply Location Selection Criteria to Service Area Data 
 

• Need for proximity to service area and population:  Fire is most effective when 
locating administrative functions within close proximity to their Headquarters and 
consolidating administrative functions within one building.  This location meets the 
service area criteria and remains in an appropriate area. 
 

• Need for proximity to existing County facilities:  Fire’s Forestry Division and 
Prevention Services Bureau would be located within one mile of the Klinger 
Headquarters’, and co-located with Fire Administrative functions, facilitating the 
sharing of facility resources.  

 
• Need for proximity to Los Angeles Civic Center: N/A. The current site provides a 

central location, seven miles east of Downtown Los Angeles and is easily 
accessible by freeway, with access to public transportation. 
  

• Economic Development Potential:  N/A 
 

• Proximity to public transportation: The location is adequately served by local transit 
services including the City of Monterey Park Spirit Bus Line with a connection to 
the Metro Link station at California State University Los Angeles, and proximity to 
the Interstate 710 and 10 Freeways.   

 
• Availability of affordable housing for County employees: The surrounding area 

provides for affordable housing and rental opportunities. 
 

• Use of historic buildings: N/A 
 

• Availability and compatibility of existing buildings:  There is no space available in 
existing County-owned buildings to meet the Districts’ service needs.   
 
 



 
 

• Compatibility with local land use plans:  The proposed use is consistent with the 
building’s use, zoning, and not in conflict with the goals of the City of Monterey 
Park.  The Department of Public Works inspected the facility and found it suitable 
for County occupancy. A notification letter has been sent pursuant to Government 
Code Section 25351. 

 
• Estimated acquisition/construction and ongoing operational costs:  The initial 

annual maximum costs associated with the proposed lease are $473,202, which 
includes base rent of $97,913, inclusive of parking, up to $230,925 in additional TI 
costs, and $144,364 in low-voltage costs.  Rental costs for FIRE are 100 percent 
funded by District Funds.  

 
D. Analyze results and identify location alternatives  

 
Based upon the space and service needs of Fire, staff surveyed the immediate area 
to determine the availability of comparable and more economical site alternatives. 
 
Based upon a review of available industry data, CEO has established that the annual 
rental range for similar space is between $27.00 and $33.00 per square foot per year 
on a full service gross basis, including parking. Therefore, the base annual rent of 
$31.80 per square foot per year full service gross, including parking, for the proposed 
lease renewal, represents a rate within the market range for the area.  
 

E. Determine benefits and drawbacks of each alternative based upon functional 
needs, service area, cost and other Location Selection Criteria 
 
The renewal of the subject lease agreement for Fire will continue to provide suitable 
office space for Fire’s administrative programs, within close proximity to their 
Headquarters building, which is consistent with the County’s Facility Location Policy, 
adopted by the Board of Supervisors on July 24, 2012.  The lease renewal will allow 
Fire to consolidate several administrative functions, providing better continuity of 
operations, and use of ancillary space. The cost of comparable sites were within the 
range of price per square foot, however a move to another location would require 
additional TIs that would probably further increase overall costs. 
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COUNTY OF LOS ANGELES
CHIEF EXECUTIVE OFFICE

LEASE AGREEMENT

THIS LEASE (“Lease”) is entered into as of the

____day

of

____________,

20
between OMNINET LACC TUCSON LLC, a Delaware limited liability company,
OMNINET LACC VALENCIA, LLC a Delaware limited liability company, and OMNINET
LACC, LLC a Delaware limited liability company, as tenants in common (collectively
“Landlord”), and COUNTY OF LOS ANGELES, a body corporate and politic (“Tenant”).

Landlord and Tenant agree:

BASIC LEASE INFORMATION

1.1. Terms

The following terms as used herein shall have the meanings provided in
this Section 1, unless otherwise specifically modified by provisions of this
Lease:

a. Landlord’s Address for Omninet LACC, LLC
Notice: 9420 Wilshire Blvd., 4th Floor

Beverly Hills, CA 90212
Attn: Michael Danielpour

With a copy to:

Omninet Property Management, Inc.

9420 Wilshire Blvd., 4th Floor
Beverly Hills, CA 90212
Attn: Operations

All Rent shall be delivered to:

Omninet LACC, LLC
9420 Wilshire Blvd., 4th Floor
Beverly Hills, CA 90212
Attn: Accounts Receivable

b. Tenant’s Address for Board of Supervisors
Notice: Kenneth Hahn Hall of Administration

Room 383
500 West Temple Street

HOA.102429379.3 1



Los Angeles, California 90012

With a copy to:

Chief Executive Office
Real Estate Division
222 South Hill Street, 3rd Floor
Los Angeles, California 90012
Attention: Director of Real Estate
Fax Number: (213) 830-0926

c. Premises: Approximately 3,079 rentable square
feet in the Building (defined below) as
shown on Exhibit A attached hereto.

d. Building: The Building located at 1255 Corporate
Center Drive, Monterey Park, which is
currently assessed by the County
Assessor as APN 5237-024-017 & 5237-
024-059 and described more particularly
in Exhibit B attached hereto (the
“Property”).

e. Term: Nine (9) years commencing on the
Commencement Date” and terminating
at midnight on the day before the Ninth
(9th) anniversary of the
Commencement Date (“Termination
Date”), subject to Tenant’s early
termination right set forth in Section 4.4
below. The phrase “Term of this
Lease” or “the Term hereof” as used in
this Lease, or words of similar import,
shall refer to the initial Term of this
Lease together with any additional
Extension Term for which as option has
been validly exercised.

f. Commencement Date: Upon the mutual execution of this
Lease by Landlord and Tenant.

g. Irrevocable Offer June 1,2019
Expiration Date:

h. Base Rent: $8,159.35 per month (which is based
upon a rental rate of $2.65 dollars per

HOA.102429379.3 2



square foot (adjustable only as provided
in Section 2.2 hereof.)

Early Termination Tenant may cancel at or any time after
the last day of the ninety-sixth (96th) full
calendar month following the
Commencement Date of the original
Term, with two hundred and seventy
(270) days’ advance written notice to
the Landlord (the delivery date of such
notice shall hereafter be referred to as
the “Early Termination Notice Date”).

j. Rentable Square Feet in 3,079 (adjustable only as provided in
the Premises: Section 2.2 hereof).

k. Use: The Premises together with all
appurtenances belonging to, or in any
wise appertaining, shall be used as
governmental office space or for other
government purposes during normal
working hours, after normal working
hours, and on weekends and holidays.

Initial Departmental Use: General governmental office use for the
Fire Department.

m. Parking Spaces: 12 spaces (4 /1000 parking ratio)
located onsite as defined in Section 21.

n. Normal Working Hours: 7:00 a.m. to 6:00 p.m. Monday through
Friday and 9:00 a.m. to 1:00 p.m.
Saturday, except New Year’s Day,
President’s Day, Memorial Day,
Independence Day, Labor Day and
Thanksgiving Day, Christmas Day (on
the days such holidays are generally
observed), and such other holidays as
are generally recognized by the County
of Los Angeles, California.

o. Asbestos Report: A report dated February 16, 2016
prepared by Omega Environmental
Services, Inc., a licensed California
Asbestos contractor.

p. Disabled Access Survey Not Applicable.

HOA.102429379.3 3



q. Seismic Report A report dated November 30, 2015
prepared by the Department of Public
Works.

1 .2. Defined Terms Relating to Landlord’s Work Letter

a. Base Tenant Improvement $61 ,580 (which is based on $20 per
Allowance: rentable square foot).

b. Additional Tenant $230,925 (which is based on $75 per
Improvement Allowance: rentable square foot).

c. Maximum Change Order Not Applicable
Allowance:

d. Additional Tenant Not Applicable
Improvement and Change
Order Amortization Rate:

e. Base Rent Reduction: Not Applicable.

f. Tenant’s Work Letter Farron Chavarria or an assigned staff
Representative: person of the Chief Executive Office

Real Estate Division.

g. Landlord’s Work Letter Don Carp and/or as assignment staff
Representative: person of the Landlord.

h. Landlord’s Address for Omninet LACC, LLC
Work Letter Notice:

9420 Wilshire Blvd, Suite 400
Beverly Hills, CA 90212
Attention: Construction

i. Tenant’s Address for Board of Supervisors
Work Letter Notice: Kenneth Hahn Hall of Administration

Room 383
500 West Temple Street
Los Angeles, California 90012

With a copy to:

HOA.102429379.3 4



Chief Executive Office
Real Estate Division
222 South Hill Street, 3rd Floor
Los Angeles, California 90012
Attention: Director of Real Estate
Fax Number: (213) 830-0926

1 .3. Exhibits to Lease: Exhibit A - Floor Plan of Premises
Exhibit B- Legal Description of Property

(Executed concurrently with Exhibit C- Commencement Date
this Lease and incorporated Memorandum and
herein by this reference): Confirmation of Lease Terms

Exhibit D- HVAC Standards
Exhibit E- Cleaning and Maintenance

Schedule

1 .4. Landlord’s Work Letter: Landlord’s Work Letter
Addendum A: Base Building

(Executed concurrently with Improvements
this Lease and incorporated Addendum B: Tenant Improvements
herein by this reference): Addendum C: Memorandum of Tenant

Improvements Cost

1.5. Supplemental Lease Document I: Subordination, Non-
Documents: Disturbance and

Attornment Agreement
(Delivered to Landlord and Document II: Tenant Estoppel
incorporated herein by this Certificate
reference): Document III: Community Business

Enterprises Form
Document IV: Memorandum of Lease
Document V: Request for Notice

2. PREMISES

2.1. Landlord does hereby lease to Tenant, and Tenant does hereby lease from
Landlord, upon the terms and conditions herein set forth, the Premises described in
Section 1 and Exhibit A attached hereto. Tenant hereby acknowledges and agrees that
Tenant occupies the Premises as of the date of this Lease.

2.2. Tenant shall have the right within ninety (90) days of approval of this Lease
by the Board of Supervisors of the County of Los Angeles (“Board of Supervisors”) to
field-measure and verify the exact footage of the Premises and/or the Building All
measurements shall be taken in accordance with the methods of measuring
rentable/gross and usable (net) area as described in the Standard Method for Measuring
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Floor Area in Office Buildings, ANSI Z65.1-1996, as promulgated by the Building Owners
and Management Association (“BOMA”) International except that no penthouse
mechanical room space shall be included in the measurement. Should this measurement
be less than the square footage stated above, Tenant shall have the right to adjust such
square footage and reduce the Base Rent in Section 1 accomplished by the mutual
execution of a memorandum of understanding between the Landlord and the Tenant.
Landlord acknowledges the space has been marketed at the above-indicated rental
amount and in the event of subsequent physical measurements, Landlord agrees there
will be no adjustment made to either the square footage or the Base Rent in the event the
measured square footage exceeds the amount represented by Landlord. Should
Landlord and Tenant not agree with respect to the results of the measurement conducted
pursuant to this Subsection 2.2 Landlord shall appoint an independent firm or person who
is experienced in making such measurements whose determination with respect to which
measurement is correct shall be final and binding upon the parties. Landlord and Tenant
shall share equally in the fees of such firm.

3. COMMON AREAS

Tenant may use the following areas (“Common Areas”) in common with Landlord
and other Tenants of the Building: the entrances, lobbies and other public areas of the
Building, walkways, landscaped areas, driveways necessary for access to the Premises,
parking areas and other common facilities designated by Landlord from time to time for
common use of all Tenants of the Building. Tenant shall comply with all reasonable, non
discriminatory rules and regulations regarding the use of the Common Area established
by Landlord.

4. COMMENCEMENT AND EXPIRATION DATES

4.1. Term

The Term of this Lease shall commence upon the Commencement Date and
terminate on the Termination Date. Within thirty (30) days following the date of the mutual
execution and delivery of this Lease Agreement, Landlord and Tenant shall acknowledge
in writing such date by executing the Commencement Date Memorandum and
Confirmation of Lease Terms attached as Exhibit C. Tenant hereby acknowledges that
it currently occupies the Premises and agrees, subject to Landlord’s performance of the
Tenant Improvements described in Landlord’s Work Letter, incorporated herewith, to
the satisfaction of Tenant, to continue to lease the Premises in its presently existing “as
is” condition.

4.2. Intentionally Omitted

4.3. Possession; No Constructive Eviction.

Tenant hereby acknowledges and agrees that it currently occupies the
Premises. Notwithstanding any contrary provision in this Lease or in Landlord’s Work
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Letter, Landlord shall be permitted to construct the improvements described in Landlord’s
Work Letter (for purposes of this paragraph such work is hereinafter the “Improvements”)
during Tenant’s occupancy of the Premises, during normal business hours, without any
obligation to pay overtime or other premiums. Tenant hereby agrees that the
performance of the Improvements shall in no way constitute a constructive eviction of
Tenant or entitle Tenant to any abatement of rent payable pursuant to the Lease.
Landlord shall have no responsibility for, or for any reason be liable to, Tenant for any
direct or indirect injury to or interference with Tenant’s business arising from the
performance of the Improvements, nor shall Tenant be entitled to any compensation or
damages from Landlord for loss of the use of the whole or any part of the Premises or of
Tenant’s personal property or improvements resulting from the performance of the
Improvements or Landlord’s or Landlord’s contractor’s or agent’s actions in connection
with the performance of the Improvements, or for any inconvenience or annoyance
occasioned by the performance of the Improvements or Landlord’s or Landlord’s
contractor’s or agent’s actions in connection with the performance of the Improvements.
Tenant hereby agrees to use its best efforts to cooperate with Landlord in connection with
the performance of the Improvements including, without limitation, moving any furniture,
fixtures, equipment and other property which Landlord or its contractor may request be
moved. Notwithstanding the foregoing, Landlord shall use its commercially reasonable
efforts to perform the Improvements in a manner so as to minimize unreasonable
interference with Tenant’s business at the Premises.

4.4. Early Termination

Tenant shall have the right to terminate this lease at any time after the Early
Termination Notice Date, as defined in Section 1.1(i), by giving Landlord not less than
120 days prior written notice (“Termination Notice”) executed by the Chief Executive
Officer of Tenant. The effective date of such termination as set forth in such Termination
Notice is hereinafter referred to as the “Termination Effective Date”. Tenant shall pay
to Landlord the Termination Fee (defined below) within sixty (60) days after the
Termination Effective Date. The “Termination Fee” shall mean the unamortized Leasing
Costs (defined below) as of the Termination Effective Date, based upon an amortization
period from the Commencement Date until the Termination Date, with interest accruing
on said unamortized Leasing Costs at eight percent (8%) per annum. The term “Leasing
Costs” shall mean the sum of (A) the Base Tenant Improvement Allowance, and (B) the
brokerage commissions paid by Landlord in connection with this Lease. In the event that
Tenant timely exercises the termination option set forth in this Section 4.4, the Term of
the Lease shall terminate effective as of the Termination Effective Date. Base Rent and
all other monetary obligations under this Lease shall be paid through and apportioned as
of the Termination Effective Date, and neither Landlord nor Tenant shall have any rights,
liabilities or obligations accruing under this Lease after the Termination Effective Date,
except for such rights, liabilities and obligations which, by the terms of this Lease, are
obligations of the Tenant or Landlord which expressly survive the expiration or earlier
termination of this Lease. The termination option set forth in this Section 4.4 shall be
personal to the original Tenant named in this Lease (and shall not be available to any
assignee, sublessee or other transferee), and, except to the extent expressly set forth in
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section 4.5 (c), such termination option (and the applicable Termination Fee) shall be
applicable during the initial Term only and not any extension or renewal thereof.

4.5. Option(s) to Renew

(a) Terms of Options. Provided that no material Default has occurred and is
continuing under the Lease at the time the option is exercised, Tenant shall have two (2)
options (individually and collectively the “Option”) to renew this Lease for an additional
period of five (5) years each (each, an “Extension Term”).

(b) Exercise of Option. Tenant must exercise its options to extend this Lease
by:

(i) giving Landlord written notice of its intention to do so by Chief
Executive Office letter (its “Notice of Intent”) which shall be no later than 120 days and
no earlier than three hundred sixty-five (365) days prior to the end of the initial Term or
the first Extension Term, as the case may be. The actual option shall only be by the
Board of Supervisors of the County of Los Angeles.

(ii) after Market Rental Value has been determined as provided
below, and after the County has given written notice of its election to exercise such option
as stated in Section 4.5 (b) above, It is understood that Tenant may only exercise its
option by the approval of the Board of Supervisors If the Board of Supervisors has not
approved the exercise of such option prior to ninety (90) days after the expiration of the
Term of this Lease as then in effect, Tenant shall be deemed to be in holdover as provided
in this Lease.

(c) Terms and Conditions of the Extension Term. Each Extension Term shall
be on all the terms and conditions of this Lease, except that Base Rent for the first year
of each Extension Term shall be adjusted to equal the Market Rental Value for the
Premises as of the commencement date of the applicable Extension Term (“Adjusted
Market Rental Value”) and shall be determined as set forth below. The Base Rent
payable during each Extension Term shall increase on each annual anniversary of the
commencement date of the applicable Extension Term by applying the CPI Formula set
forth in Section 5.1 below. Tenant shall have the right to terminate the Lease at anytime
after the forty-eighth (48th) month of the extension Term by giving Landlord not less than
one-hundred twenty (120) days prior written notice by Chief Executive Officer letter. The
Termination Fee applicable to the extension Term shall be calculated in the same manner
as the Termination Fee applicable to the initial Term and, accordingly, the applicable
terms and conditions of Section 4.4 above shall apply (modified as needed to take into
account the extension Term as opposed to the initial Term).

(d) Agreement on Base Rent. Landlord and Tenant shall have ninety (90) days
after Landlord receives the Notice of Intent (for the applicable Extension Term) in which
to agree on the Base Rent payable for the applicable Extension Term.

(e) Market Rental Value. The term “Market Rental Value” shall be the rental
rate that comparable Premises in the Building and in the market in which the Premises is
located would command for the same term as the Extension Term on the open market at
the time Tenant provides its Notice of Intent, as determined jointly by Landlord and Tenant.
For purposes hereof, the term “Comparable Premises” shall mean premises in the
Building similar in size and location to the Premises and premises in the market in which
the Premises is located which premises are similar in size and location to the Premises,
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in each case, excluding any improvements installed by Tenant in the Premises. In
determining the Market Rental Value, appropriate consideration shall be given to Tenants
credit worthiness, the annual amount per rentable square foot that Landlord has accepted
in current transactions between non-affiliated parties from new, non-expansion, non-
renewal and non-equity tenants for comparable premises (which comparable premises is
located in the Building and in the market in which the Premises is located) for general
office use or a comparable period of time, the annual rental rates per square foot, the
standard of measurement by which the rentable square footage is measured, the fact that
Tenant is not obligated to pay Tenant’s share of operating expenses or taxes allocable to
the Building in connection with this Lease (and whether tenants of comparable
transactions are required to pay such operating expenses and taxes pursuant thereto),
parking rights, signage rights, length of lease term, size and location of the premises
being leased and other general applicable conditions of tenancy for such comparable
transactions; provided, however, no consideration shall be given to (i) the fact that
Landlord is or is not required to pay a real estate brokerage commission in connection
with Tenant’s exercise of its right to extend the Lease Term, or the fact that landlords (of
buildings located in the market in which the Premises is located) are or are not paying
real estate brokerage commissions in connection with such comparable space, and (ii)
any period of rental abatement, if any, granted to tenants in comparable transactions
(which comparable transactions are in the Building and in the market in which the Building
is located) in connection with the design, permitting and construction of tenant
improvements in such comparable spaces.

(f) Opinion. Landlord shall submit its opinion of Market Rental Value to Tenant
within fifteen (15) days after Landlord’s receipt of the Notice of Intent and Tenant shall
respond thereto within ten (1 0) days thereafter by either (a) accepting Landlord’s opinion
of Market Rental Value (in which case, such Market Rental Value shall be used to
determine Base Rent for the first year of the applicable Extension Term) or (b) submitting
Tenant’s opinion of Market Rental Value for the applicable Extension Term. If Landlord
and Tenant cannot agree upon the Market Rental Value of the Premises for the applicable
Extension Term within fifteen (15) days thereafter, then Landlord and Tenant within five
(5) days shall each submit to each other their final written statement of Market Rental
Value for the applicable Extension Term (“Final Statement”). Within ten (10) days
thereafter Landlord and Tenant shall together appoint one real estate appraiser (who shall
be a Member of the American Institute of Real Estate Appraisers) (or, if both Landlord
and Tenant agree, a certified property manager with ten (10) years’ experience) who will
determine whether Landlord’s or Tenant’s Final Statement of Market Rental Value for the
applicable Extension Term is the closest to the actual (in such appraiser’s opinion) Market
Rental Value of the Premises. If Landlord and Tenant cannot mutually agree upon an
appraiser within said ten (10) day period, Tenant may apply to the Presiding Judge of the
Superior Court for Los Angeles County, requesting said Judge to appoint the M.A.I.
qualified appraiser. The appraiser so appointed shall promptly determine whether
Landlord’s or Tenant’s Final Statement of Market Rental Value is the closest to the actual
(in such appraisers’ opinion) Market Rental Value of the Premises, and such Final
Statement of Market Rental Value shall be the Market Rental Value used in determining
the Base Rent payable for the first year of the first Extension Term or the first year of the
Second Extension Term, as the case may be. The fees and expenses of the appraiser
shall be borne equally by Landlord and Tenant. The appraiser appointed or selected
pursuant to this Section shall have at least ten (10) years’ experience appraising
commercial properties in Los Angeles County.

(g) Amendment of Lease. Immediately after the Board of Supervisors approves the
exercise of any option granted pursuant to this Section 4.5, and such option is exercised,
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Landlord and Tenant shall execute an amendment to this Lease setting forth the new
Base Rent in effect for the first year of each Extension Term.

5. RENT

Commencing as of the Commencement Date, Tenant shall pay Landlord the Base
Rent stated in Section 1 during the Term hereof within fifteen (15) days after a claim
therefor for each such month has been filed by Landlord with the Auditor of the County of
Los Angeles (the “County”) prior to the first day of each month. Base Rent for any partial
month shall be prorated in proportion to the number of days in such month.

5.1 Rent Adjustment.

(a) CPI. Commencing as of the first anniversary of the Commencement Date,
on the first day of the first full calendar month thereafter (the “Adjustment Date”) and on
every anniversary of the Adjustment Date thereafter, the monthly Base Rent shall be
adjusted by applying the CPI Formula set forth below. The “Base Index” shall be the
Index published for the month in which the Lease commences.

(b) CPI Formula. The Index means the Consumer Price Index for all Urban
Consumers for the Los Angeles-Long Beach-Anaheim area, all items published by the
United States Department of Labor, Bureau of Labor Statistics (1982-84100). The “CPI
Formula” means the Base Rent multiplied by a fraction, the numerator being the Index
published for the month immediately preceding the month the adjustment is to be effective,
and the denominator being the Index published for the month in which the
Commencement Date occurs. If the Index is changed so that the Index differs from that
used as of the Commencement Date of this Lease, the Index shall be converted in
accordance with the conversion factor published by the United States Department of
Labor, Bureau of Labor Statistics. If the Index is discontinued or revised during the Term
of this Lease, such other governmental Index or computation with which it is replaced
shall be used in order to obtain substantially the same results as would be obtained if the
Index had not been discontinued or revised.

(C) Illustration of Formula. The formula for determining the annual increases
of the monthly Base Rent shall be determined as follows:

First Anniversary’s Calculation:

ewlid1x x $8,159.35 (Base Rent) = Monthly Rent

Each Anniversary Thereafter:

New Index
Prior Year’s x Prior Year’s Adjusted Monthly Rent = Monthly Rent
Index
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(d) Limitations on CPI Adjustment. In no event shall the monthly Base Rent
adjustment based upon the CPI Formula result in an annual increase less than two
percent (2%) or greater than four percent (4%) per year of the prior year’s Base Rent.
In no event shall the monthly rent be adjusted by the CPI Formula to result in a lower
monthly Base Rent than was payable during the previous year of the Lease.

(e) Option Rent Adjustment. In the event the Option is exercised, the Base
Rent payable for the first year of the each Extension Term shall be the Adjusted Market
Rental Value as determined in accordance with the terms and conditions set forth in
Section 4.5 above and on each annual anniversary of the commencement date of each
Extension Term, the Base Rent payable by Tenant will be readjusted per the same
terms and conditions set forth this Section 5.1.

6. USES

The Premises are to be used only for the uses set forth in Section 1 and for no
other business or purpose; however, Landlord shall not unreasonably withhold its consent
to a change of use.

7. HOLDOVER

If Tenant remains in possession of the Premises or any part thereof after the
expiration of the term of this Lease, such occupancy shall be a tenancy which is
terminable only upon ninety (90) days written notice from Landlord or thirty (30) days
written notice from the Chief Executive Officer of Tenant at the last monthly Base Rent
payable under this Lease (as such Base Rent may be adjusted from time to time in
accordance with this Lease) plus all other charges payable under this Lease, and subject
to all of the terms, covenants and conditions of this Lease.

8. COMPLIANCE WITH LAW

Tenant shall, at Tenant’s expense, comply promptly with all applicable statutes,
ordinances, rules, regulations, orders and requirements in effect during the term hereof,
regulating the use, occupancy or improvement of the Premises by Tenant. Landlord, not
Tenant, shall, at its sole cost, at all times cause the Premises and the Building to comply
with all applicable statutes, ordinances, rules, regulations, orders and requirements in
effect and binding upon Tenant or Landlord during the term hereof, including without
limitation, the Americans with Disabilities Act, except to the extent such compliance is
made necessary as a result of Tenant’s particular use of or alterations or improvements
to the Premises.

9. DAMAGE OR DESTRUCTION

9.1. Damage

In the event any portion of the Premises is damaged by fire or any other
cause rendering the Premises totally or partially inaccessible or unusable and the
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Premises may be restored to a complete architectural unit of the same value, condition
and character that existed immediately prior to such casualty in less than two hundred
and ten (210) days, then Landlord shall promptly, at Landlord’s expense, repair such
damage to the extent of insurance proceeds received and this Lease shall continue in full
force and effect. Tenant shall not be liable to Landlord for any deficient insurance
proceeds. If all or any portion of the Premises shall be made unusable or otherwise
untenantable by fire or other casualty, Landlord shall immediately secure the area to
prevent injury to persons and/or vandalism to the improvements. Landlord shall promptly,
but in any event within ten (10) days, cause an architect or general contractor selected
by Landlord to provide Landlord and Tenant with a written estimate of the amount of time
required to substantially complete the repair and restoration of the Premises and make
the Premises usable again using standard working methods. The failure to do so shall
be a material default hereunder. Base Rent shall abate to the extent that the Premises
are unusable by Tenant. Tenant waives the provisions of California Civil Code Sections
1932(2) and 1933(4) with respect to any partial or total destruction of the Premises.

9.2. Tenant Termination Right -

In the event any portion of the Premises is damaged by fire or any other
cause rendering the Premises totally or partially inaccessible or unusable and the
Premises will not be restored to a complete architectural unit of the same value, condition
and character that existed immediately prior to such casualty in less than 1 80 days for
any reason, then Tenant may terminate this Lease by giving written notice within ten (10)
days after notice from Landlord specifying such time period of repair; and this lease shall
terminate and the Base Rent shall be abated from the date the Premises became
unusable. In the event that Tenant does not elect to terminate this Lease, Landlord shall
promptly commence and diligently prosecute to completion the repairs to the Building or
Premises, provided insurance proceeds are available to repair the damages.

9.3. Damage In Last Year

Notwithstanding the foregoing provisions, if any material destruction to the
Premises occurs during the last year of the Term, either Landlord or Tenant may terminate
this Lease by giving notice to the other not more than thirty (30) days after such
destruction, in which case:

a. Landlord shall have no obligation to restore the Premises;
b. Landlord may retain all insurance proceeds relating to such destruction,

and;
c. This Lease shall terminate as of the date which is thirty (30) days after

such written notice of termination.

9.4. Default By Landlord
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If Landlord is required to repair and restore the Premises as provided for in
this Section and Landlord should fail to thereafter pursue said repair and restoration work
with reasonable diligence to completion, Tenant may:

a. Declare a default hereunder or
b. Perform or cause to be performed the restoration work and deduct the

cost thereof plus interest thereon at ten percent (10%) per annum,
from the Base Rent next due as a charge against the Landlord.

10. REPAIRS AND MAINTENANCE

10.1 . Landlord Representations

Landlord represents to Tenant that:

a. Subject to the disclosures made in and any contrary statements set forth
in the Asbestos Report and the other property condition reports provided by Landlord to
Tenant prior to the mutual execution of this Lease, as of the date hereof the Premises,
the Building and all Common Areas (including electrical, heating, ventilating, and air
conditioning (“HVAC”), mechanical, plumbing, gas and fire/life safety systems in the
Building and similar building service systems) comply with all current laws, codes, and
ordinances, including the Americans With Disabilities Act; and are in reasonable good
working order and condition;

b. The Building and Premises comply with all covenants, conditions,
restrictions and underwriter’s requirement; and

c. The Premises, Building and Common Areas are free of the presence of
Hazardous Materials (as hereinafter defined) and

d. Landlord has not received any notice from any governmental agency
that the Building or the Premises are in violation of any law or regulation.

e. Based upon a professional inspection of the Premises and the Building
and the Asbestos Report that the Premises and the Building contain no asbestos
containing materials (other than as may be reflected in the Asbestos Report), Landlord
shall, prior to Tenant’s occupancy, abate, at Landlord’s sole cost and expense, all
asbestos containing materials to the extent required by applicable law and provide Tenant
with an updated Asbestos Report from a licensed California Asbestos contractor to that
effect.

1 0.2. Landlord Obligations

a. Landlord shall keep and maintain in good repair and working order and
promptly make repairs to and perform maintenance upon and replace as needed.
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i. the structural elements of the Building, including without limitation,
all permanent exterior and interior walls, floors and ceilings, roof, concealed plumbing,
stairways, concealed electrical systems and telephone intra-building network cable;

ii.mechanical (including HVAC), electrical, plumbing and fire/life
safety systems serving the Building

iii. the Common Areas;
iv. exterior windows of the Building;
v. elevators serving the Building7; and
vi. Fire/life safety systems serving the Building.

b. Landlord, at its sole cost and expense, shall also perform all
maintenance and repairs to the Premises, and shall keep the Premises in good condition
and repair, reasonable wear and tear excepted. During the Term, Landlord shall, at
Landlord’s sole cost and expense, perform the following repairs to the Premises:

Replace carpet as needed, but not less often than after five
years of use;

ii. Repair interior partitions;
iii. Repair interior doors;
iv. Repair interior side of demising walls and repaint such walls

as needed, but not less often than every five years;
v. Repair signage;
vi. Repair emergency exit signage and egress battery

replacement.

10.3. Tenant Obligations

Without limiting Landlord’s Obligations, Tenant shall, at Tenant’s sole
expense, be responsible for the cost of repairing any area damaged by Tenant or Tenant’s
agents, employees, invitees and visitors and the repair of low voltage electronic, phone
and data cabling and related equipment that is installed by or for the exclusive benefit of
Tenant. All repairs and replacements shall:

a. be made and performed by contractors or mechanics approved by
Tenant, which consent shall not be unreasonably withheld or delayed,

b. be at least equal in quality, value and utility to the original work or
installation, and

c. be in accordance with all laws.

1 0.4. Tenant’s Right to Repair

a. If Tenant provides written notice (or oral notice in the event of an
emergency such as damage or destruction to or of any portion of the Building structure
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and/or the Building systems and/or anything that could cause material disruption to
Tenant’s business) to Landlord of an event or circumstance which requires the action of
Landlord with respect to repair and/or maintenance, and Landlord fails to provide such
action within a reasonable period of time, given the circumstances, after the giving of such
notice, but in any event not later than seven (7) days after the giving of such notice, then
Tenant may proceed to take the required action (provided, however, that no such notice
shall be required in the event of an emergency which threatens life or where there is
imminent danger to property or a possibility that a failure to take immediate action could
cause a material disruption in Tenant’s normal and customary business activities).
Tenant shall have access to the Building to the extent necessary to perform the work
contemplated by this provision. If such action was required under the terms of this Lease
to have been taken by Landlord and was not taken by Landlord within such period (unless
such notice was not required as provided above), and Tenant took such required action,
then Tenant shall be entitled to prompt reimbursement by Landlord of Tenant’s
reasonable costs and expenses in having taken such action. If not reimbursed by
Landlord within ten (1 0) days, Tenant shall be entitled to deduct from Base Rent payable
by Tenant under this Lease the amount set forth in its invoice for such work. The
remedies provided in this Section are in addition to the remedies provided in Section 14.

b. Tenant, at its sole option, acting through its CEO, may request that
Landlord perform, supply and administer any repairs, replacement or services that are
the responsibility of Tenant hereunder and, in such event, Tenant shall reimburse
Landlord the costs of such services within thirty (30) days after receipt of an invoice and
supporting documentation.

11. SERVICES AND UTILITIES

11.1. Services. Landlord shall furnish and pay for the following services and
utilities to the Premises.

a. Heating, Ventilation and Air Conditioning (HVAC)

I. Landlord shall furnish heating, ventilation and air conditioning
(“HVAC”), during Normal Working Hours in amounts required for the use and occupancy
of the Premises for normal office purposes to a standard comparable to other first-class
buildings and not less than the standard set forth in Exhibit 0 attached hereto.

II. Any HVAC provided to the Premises after Normal Working Hours
shall be provided at the rate of $60 per hour, per zone to compensate Landlord for wear
and tear of the HVAC system providing such HVAC to the Premises after Normal Working
Hours. Landlord agrees that such after Normal Working Hours HVAC rate shall not
increase during the initial Term, as the same may be extended.

b. Electricity

Landlord shall furnish to the Premises the amount of electric current
provided for in the Working Drawings (if applicable) but in any event not less than seven
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(7) watts of electric current (connected load) per square foot of Rentable/gross Square
Feet in the Premises, for power and lighting and electric current for HVAC, and Landlord
shall provide the existing or new transformers or sub-panels on each floor of the Premises
necessary for Tenant to utilize such capacity in the Premises.

c. Elevators

Landlord shall furnish freight and passenger elevator services to the
Premises during Normal Working Hours. During all other hours, Landlord shall furnish
passenger elevator cab service in the elevator bank serving the Premises on an as
needed basis, and, by prior arrangement with Landlord’s building manager, freight
elevator service.

d. Water

Landlord shall make available warm and cold water for normal lavatory
and potable water meeting all applicable governmental standards for drinking purposes
in the Premises.

e. Janitorial

Landlord at its sole cost and expense shall provide janitorial service on
five (5) nights per week generally consistent with that furnished in comparable office
buildings in the County of Los Angeles, but not less than the services set forth in the
specifications set forth in Exhibit E attached hereto.

f. Access

Landlord shall furnish to Tenant’s employees and agents access to the
Building, Premises and Common Areas on a seven (7) day per week, twenty-four (24)
hour per day basis, subject to compliance with such reasonable security measures as
shall from time to time be in effect for the Building and Force Majeure (as defined in
Section 35 below).

g. Pest Control

Landlord, at its sole cost and expense, shall provide pest control
services to the Premises by a reputable pest control service provider in accordance with
the terms and conditions set forth in Section 7(c) of Exhibit E attached hereto.

11 .2. Utilities

a. Common Area. Landlord agrees to pay when due al charges for the
use of the sewer, effluent treatment, when and if imposed by any governmental authority,
all water, sprinkler standby charges, electricity, gas, heating payable with respect to the
Common Areas. In addition, Landlord shall pay all Common Area power and lighting
arising or accruing during the Term. If Landlord shall fail or refuse to pay any or all of the
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above-stated charges when due, Tenant may deliver to Landlord thirty (30) days prior
written notice and, if such amounts are not paid by Landlord within such period, Tenant
may thereafter pay directly such charges and deduct an amount equal to such payments
from Base Rent next due and payable under this Lease.

b. Premises. Landlord agrees to pay when due all charges for the use
of the sewer, effluent treatment, when and if imposed by any governmental authority, all
water, sprinkler standby charges, electricity, gas, heating payable with respect to the
Premises.

12. TAXES

Landlord shall pay promptly all real property taxes, assessments and special
assessments which may be levied or assessed against the Premises or Building during
the term of this Lease or any renewal or holdover period thereof.

In the event Landlord fails or refuses to pay any or all taxes or assessments when
due, Tenant may, at its sole discretion, give Landlord thirty (30) calendar days prior
written notice and thereafter pay such taxes and assessments and deduct the payments
from the installments of Base Rent next due and payable under this Lease.

13. LANDLORD ACCESS

Tenant shall permit Landlord and its agents to enter the Premises upon prior written
notice for the purpose of inspecting the Premises for any reasonable purpose. If Landlord
temporarily closes any portion of the Building or Premises, Base Rent shall be prorated
based upon the percentage of the Premises or Building rendered unusable and not used
by Tenant. Landlord shall have the right at any and all times to enter the Premises in the
event of an emergency.

14. TENANT DEFAULT

14.1. Default

The occurrence of any one or more of the following events shall constitute a
material default and breach of this Lease by Tenant (“Tenant Default”):

a. the failure by Tenant to make any payment of Base Rent or any other
payment required to be made by Tenant hereunder (except to the extent an offset is
expressly permitted hereunder), as and when due and if the failure continues for a period
of ten (10) days after written notice to Tenant;

b. the failure by Tenant to observe or perform any of the other covenants,
conditions or provisions of this Lease, where such failure shall continue for a period of
thirty (30) days after written notice from Landlord specifying in detail the nature of the
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default; provided, however, if more than thirty (30) days are reasonably required for its
cure then Tenant shall not be deemed to be in default if Tenant commences such cure
within said 30-day period and thereafter diligently prosecutes such cure to completion.

14.2. Termination

Tenant agrees that if a Tenant Default should occur and should not be cured
within the time periods set forth above, it shall be lawful for Landlord to terminate this
Lease upon the giving of written notice to Tenant. In addition thereto, Landlord shall have
such other rights or remedies as may be provided by law.

14.3. No Effect on Indemnity

Nothing in this Article shall be deemed to affect either Landlord or Tenant’s
right to indemnification under any indemnification clause or clauses set forth in this Lease.

15. LANDLORD DEFAULT

15.1. Remedies

In addition to the provisions for Landlord’s default provided by Sections 9.4,
10.3, 19 and 20.2, Landlord shall be in default (“Landlord Default”) in the performance
of any obligation required to be performed by Landlord under this Lease if Landlord has
failed to perform such obligation within ten (10) days after the giving of written notice with
respect thereto by Tenant (which notice shall be, if appropriate, the same notice given
under Section 10.3); provided, however, that if the nature of the Landlord Default is such
that the same cannot reasonably be cured within such ten (10) day period, Landlord shall
not be deemed to be in Landlord Default if Landlord shall within such period commence
such cure and thereafter diligently prosecute the same to completion. If the Landlord
Default is of such a nature that it materially and substantially interferes with Tenant’s
occupancy and use of the Premises and if such Landlord Default is not cured within the
foregoing cure period, then Tenant shall have the right, at its option, with or without further
notice or demand of any kind to Landlord or any other person, to any one or more of the
following described remedies in addition to all other rights and remedies provided at law
or in equity or elsewhere herein:

a. to remedy such default or breach and deduct the costs thereof (including
but not limited to attorney’ fees) plus interest at the rate often percent (10%) per annum
from the installments of Base Rent next falling due;

b. to pursue the remedy of specific performance;

c. to seek money damages for loss arising from Landlord’s failure to
discharge its obligations under this Lease or offset such damages against Base Rent next
coming due; and/or
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d. to terminate this Lease.

15.2. Waiver

Notwithstanding the foregoing cure period, Tenant may, after delivering to
Landlord notice to the extent commercially reasonably possible under the circumstances,
cure any default without notice where the failure promptly to cure such default would, in
the reasonable opinion of Tenant, create or allow to persist an emergency condition or
materially and adversely affect the health and safety of Tenant’s contractors, agents,
employees or guests in the Premises.

15.3 Limitation on Liability. Notwithstanding anything to the contrary set forth in
this Lease, Landlord, its managers, officers, directors, contractors, agents and employees
(“Landlord Parties”), shall not, except to the extent of damage caused by Landlord’s gross
negligence or willful misconduct, be liable for injury to Tenant’s business, or loss of
income, loss of opportunity or loss of goodwill therefrom, or any consequential, punitive,
special or exemplary damages, however occurring. Without limiting the foregoing,
Landlord and the Landlord Parties shall not be liable for any claims, losses, liabilities or
damages that may be sustained by the person, goods, wares, merchandise or property
of Tenant, its employees, invitees, customers, agents, or contractors, or any other person
in, on or about the Premises directly or indirectly caused by or resulting from any cause
whatsoever, including, but not limited to, fire, steam, electricity, gas, water, or rain which
may leak or flow from or into any part of the Premises, or from the breakage, leakage,
obstruction or other defects of the pipes, sprinklers, wires, appliances, plumbing, air
conditioning, light fixtures, or mechanical or electrical systems, or from intrabuilding
cabling or wiring, whether such damage or injury results from conditions arising upon the
Premises or upon other portions of the Building or from other sources or places and
regardless of whether the cause of such damage or injury or the means of repairing the
same is inaccessible to Tenant. Landlord and the Landlord Parties shall not be liable to
Tenant for any claims, losses, liabilities or damages arising from any willful or negligent
action or inaction of any other tenant of the Project. The obligations of Landlord under
this Lease do not constitute personal obligations of the individual partners, members,
directors, officers or shareholders of Landlord, and Tenant shall not seek recourse against
the individual partners, members, directors, officers or shareholders of Landlord or any of
its personal assets for satisfaction of any liability in respect to this Lease.

16. ASSIGNMENT AND SUBLETTING

Tenant may assign, mortgage, encumber or otherwise transfer this Lease or sublet
the whole or any part of the Premises after first obtaining Landlord’s prior consent, which
consent shall not be unreasonably withheld; provided, however, that no such assignment,
subletting or other transfer shall relieve Tenant of any liability under this Lease unless
Landlord has given its written consent thereto, which Landlord shall not unreasonably
withhold if the assignee has a financial condition which is reasonably sufficient for it to be
responsible for all future obligations under this Lease.
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17. ALTERATIONS AND ADDITIONS

17.1. Landlord Consent

Tenant shall not make any structural alterations, improvements, additions, or
utility installations in or about the Premises (collectively, “Alterations”) without first
obtaining the written consent of Landlord, which consent shall not be unreasonably
withheld, conditioned or delayed. However, Landlord’s consent shall not be required for
any Alteration that satisfies all of the following criteria:

a. complies with all Laws;

b. is not visible from the exterior of the Premises or Building;

c. will not materially affect the systems or structure of the Building; and

d. does not unreasonably interfere with the normal and customary
business office operations of other tenants in the Building.

If Landlord fails to respond in writing within thirty (30) days of such request,
then Tenant shall deliver to Landlord a second written request for Landlord’s consent to
the proposed Alteration. If Landlord fails to respond to such second written request within
ten (10) days after its receipt thereof, then Landlord shall be deemed to approve the
Alterations described in such consent request.

17.2. EndofTerm

Any Alterations not removed by Tenant shall become the property of Landlord
and remain upon and be surrendered with the Premises at the expiration of the Term.

18. CONDEMNATION

18.1. Controlling Terms

If during the Term, or during the period of time between the execution of this
Lease and the Commencement Date, there is any taking of all or any part of the Premises
or any interest in this Lease by Condemnation (as defined below), this Section shall
determine the rights and obligations of Tenant and Landlord. “Condemnation” shall
mean the exercise of any governmental power to take title to any portion of the Premises,
whether by legal proceedings or otherwise, by a Condemnor (as defined below) or a
voluntary sale or transfer by Landlord to any Condemnor either under threat of a
Condemnor’s exercise of such power or while legal proceedings are pending for the
exercise of such power. “Condemnor” shall mean any public or quasi-public authority,
or private corporation or individual, having the power of Condemnation.

18.2. Total Taking
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If the Premises are totally taken by Condemnation, this Lease shall terminate
on the date the Condemnor has a right to possession of the Premises (the “Date of
Taking”).

18.3. Partial Taking

If any portion, but not all, of the Premises is taken by Condemnation, this
Lease shall remain in effect, except that Tenant may elect to terminate this Lease if, in
Tenant’s reasonable judgment, the remaining portion of the Premises (including the
space available for parking) is rendered unsuitable for Tenant’s continued use of the
Premises. If Tenant elects to so terminate this Lease, Tenant must exercise its right to
terminate by giving notice to Landlord within thirty (30) days after the date that the nature
and the extent of the Condemnation have been determined (the “Determination Date”),
which notice shall set forth the date of termination. Such termination date shall not be
earlier than thirty (30) days nor later than ninety (90) days after Tenant has notified
Landlord of its election to terminate; except that this Lease shall terminate on the Date of
Taking if the Date of Taking falls on a date before the date of termination as designated
by Tenant. If Tenant does not so notify Landlord within thirty (30) days after the
Determination Date, all obligations of Tenant under this Lease shall remain in effect,
except that Base Rent shall be equitably abated.

18.4. Restoration

Notwithstanding the preceding paragraph, if, within thirty (30) days after the
Determination Date, Landlord notifies Tenant that Landlord at its cost will add to the
remaining Premises so that the area of the Premises and the space available for parking,
will be substantially the same after the Date of Taking as they were before the Date of
Taking, and Landlord commences the restoration promptly and, subject to reasonable
allowance for delays that are not caused by Landlord, completes it within ninety (90) days
after Landlord so notifies Tenant, this Lease shall continue in effect. All obligations of
Tenant under this Lease shall remain in effect, except that Base Rent shall be equitably
abated or reduced during the period from the Date of Taking until the completion of such
restoration.

18.5. Award

The Award (as defined below) shall be divided between Landlord and Tenant
as their respective interests may appear. “Award” shall mean all compensation, sums or
anything of value awarded, paid or received on a total or partial Condemnation of the
Premises.

18.6. Waiver of Statute
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Landlord and Tenant hereby waive the provision of California Code of Civil
Procedure Section 1265.130 allowing Landlord or Tenant to petition the Superior Court
to terminate this Lease in the event of a partial taking of the Premises.

19. INDEMNIFICATION

19.1. Landlord’s Indemnity. Landlord shall indemnify, defend and hold Tenant
harmless from and against all loss, cost and expense, including attorneys’ fees, arising
from any injury or damage to any person or property, occurring in or about the Building
or Premises as a result of any negligent act, omission or willful misconduct of Landlord,
or its officers, contractors, licensees, agents, employees, guests, or visitors, or arising
from any breach or default under this Lease by Landlord. The foregoing provisions shall
not be construed to make Landlord responsible for loss, damage, liability or expense
resulting from injuries to third parties caused by the negligence or willful misconduct of
Tenant, or its officers, contractors, licensees, agents, employees or invitees

19.2. Tenant’s Indemnity. Tenant shall indemnify, defend and hold Landlord
harmless from and against all loss, cost and expense, including attorney’ fees, arising
from any injury or damage to any person or property, occurring in or about the Building
or Premises as a result of any negligent act, omission or willful misconduct of Tenant or
its employees, or arising from any breach or default under this Lease by Tenant. The
foregoing provisions shall not be construed to make Tenant responsible for loss, damage,
liability or expense resulting from injuries to third parties caused by the negligence or
willful misconduct of Landlord, or its officers, contractors licensees, agents, employees or
invitees. Nothing in this Lease shall be construed to waive, limit, or supersede any of
Tenant’s rights or immunities under the California Labor Code, including but not limited
to a waiver pursuant to Labor Code section 3864.

20. LANDLORD’S INSURANCE:

20.1. During the term of this Lease, the following insurance requirements will be in
effect.

a. During the term of this Lease, the following insurance requirements
will be in effect.

b. WAIVER. Both the Tenant and the Landlord each agree to release
the other and waive their rights of recovery against the other for damage to their
respective property arising from perils insured in the Causes-of-Loss Special Form (ISO
form CP 1030).

c. GENERAL INSURANCE PROVISIONS—LANDLORD
REQUIREMENTS

i. Subject to the waiver(s) of subrogation and limitation on Landlord’s
liability set forth in this Lease, during the Term of this Lease, Landlord shall provide and
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maintain at its own expense insurance coverage satisfying the requirements specified in
Section 20.1(c)(ii) of this Lease (the “Required Insurance”). Tenant in no way warrants
that the Required Insurance is sufficient to protect the Landlord for liabilities which may
arise from or relate to this Lease.

ii. Landlord Requirements: During the term of this Lease, Landlord
shall provide and maintain the following programs of insurance coverage:

Commercial General Liability Insurance providing scope of
coverage equivalent to ISO policy form CG 00 01, naming
Landlord and its Agents as an additional insured, with limits of
not less than:

General Aggregate: $ 5 million
Products/Completed Operations Aggregate: $ 5 million
Personal and Advertising Injury: $ 3 million
Each Occurrence: $ 3 million

Notwithstanding any contrary provision contained in this Lease, Landlord shall be
permitted to maintain the types and amounts of insurance required herein pursuant to
an umbrella or excess liability policy or policies of insurance.

iii. Evidence of Coveraqe and Notice to Tenant

1. Certificate(s) of insurance coverage (Certificate), and a copy
of an Additional Insured endorsement confirming Tenant has been given Insured status
under the Landlord’s General Liability policy, shall be delivered to Tenant at the address
shown below within fifteen (15) business days of the start day of this Lease.

2. Renewal Certificates shall be provided to Tenant prior to the
expiration of such certificates

3. Certificates shall identify all Required Insurance coverage
types and limits specified herein, reference this Lease by name or number, and be signed
by an authorized representative of the insurer(s). The Insured party named on the
Certificate shall match the name of the Landlord identified in the Lease. Certificates shall
provide the full name of each insurer providing coverage, its NAIC (National Association
of Insurance Commissioners) identification number, its financial rating, and confirm that
Tenant has been given Insured status under the Landlord’s General Liability policy.

4. Neither the Tenant’s failure to obtain, nor the Tenant’s receipt
of, or failure to object to a non-complying insurance certificate or endorsement, or any
other insurance documentation or information provided by the Landlord, its insurance
broker(s) and/or insurer(s), shall be construed as a waiver of any of the Required
Insurance provisions.

5. Certificates and copies of any required endorsements, notices
of cancellation shall be delivered to:
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County of Los Angeles
Chief Executive Office
Real Estate Division
222 South Hill Street, 3 Floor
Los Angeles, CA 90012
Attention: Property Management

6. Landlord also shall promptly notify Tenant of any third- party
claim or suit filed against Tenant which arises from or relates to this Lease, and could
result in the filing of a claim or lawsuit against Landlord and/or Tenant.

iv. Additional Insured Status and Scope of Coverage. Tenant, which is
the County of Los Angeles, shall be provided additional insured status under Landlord’s
General Liability policy. The full policy limits and scope of protection also shall apply to
Tenant as an additional insured, even if they exceed the Tenant’s minimum Required
Insurance specifications herein. Use of an automatic additional insured endorsement
form is acceptable providing it satisfies the Required Insurance provisions herein.

v. Cancellation of or Changes in Insurance. Landlord shall provide
Tenant with, or Landlord’s insurance policies shall contain a provision that the Tenant
shall receive, written notice of cancellation or any change in Required Insurance,
including insurer, limits of coverage, term of coverage or policy period. The written notice
shall be provided to the Tenant in advance of cancellation for non-payment of premium
or for any other cancellation or any change of the Required Insurance below the minimum
amounts set forth in Section 20.1(c)(ii) above. Failure to provide written notice of such
cancellation or change of the Required Insurance below the minimum amounts set forth
in Section 20.1(c)(ii) above may constitute a material breach of this Lease, in Tenant’s
reasonable discretion, upon which Tenant shall have the right to suspend or termination
this Lease. Landlord’s failure to maintain or provide commercially reasonable evidence
that Landlord maintains the Required Insurance may constitute a material breach of this
Lease.

vi. Insurer Financial Ratings. Insurance is to be provided by an
insurance company authorized to do business in California with an A.M. Best rating of not
less than A:VII, unless otherwise approved by Tenant, which approval shall not be
unreasonably withheld.

vii. Tenant’s Insurance Shall Be Primary. Tenant’s insurance policies
shall be primary with respect to any claims related to the Premises. Landlord’s policies
shall be secondary and non-contributing with respect to any claims related to the
Premises. Landlord’s insurance policies shall be primary with respect to any claims
related to the common areas of the Property. Tenant’s policies shall be secondary and
non-contributing with respect to any claims related to the common areas of the Property.

viii.Per Occurrence Coverage. Required Insurance shall be maintained
by Landlord on a per occurrence basis. If any part of the Required Insurance is written
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on a claims made basis, any policy retroactive date shall precede the start date of this
Lease. Landlord understands and agrees that it shall maintain such claims made
coverage for a period of not less than the earlier to occur of (i) three (3) years following
Lease expiration, termination or cancellation or (ii) the date of Landlord’s sale of the
Building.

ix. Application of Excess Liability Coverage. Landlord may use a
combination of primary and excess insurance policies which provide coverage as broad
as (‘follow form” over) the underlying primary policies, to satisfy the Required Insurance
provisions.

x. Separation of Insureds. All liability policies shall provide cross-
liability coverage as would be afforded by the standard ISO (Insurance Services Office,
Inc.) separation of insureds provision with no insured versus insured exclusions or
limitations.

xi. Deductibles and Self-Insured Retentions (“SIRs”). Landlord’s
insurance policies shall not obligate Tenant to pay any portion of any SIR.

xii. Waiver of Subrogation. Landlord and Tenant each agree to require
their respective insurers issuing all-risks property insurance required in this Lease to
waive any rights of subrogation that such companies may have against the other party.
Tenant hereby waives any right that Tenant may have against Landlord and Landlord
hereby waives any right that Landlord may have against Tenant as a result of any loss or
damage to the extent such loss or damage is insurable under such all-risks policies.

20.2 TENANT’S INSURANCE COVERAGE TYPES AND LIMITS

A. Tenant Requirements: During the Term of this Lease, Tenant shall
maintain a program of insurance coverage as described below. Tenant, at its sole option,
may satisfy all or any part of this insurance requirement through use of a program of self
insurance Certificate evidencing coverage or letter evidencing self-funding will be
provided to Landlord after execution of this Lease at Landlord’s request.

B. Commercial General Liability Insurance providing scope of coverage
equivalent to ISO policy form CG 00 01, naming Landlord and its Agents as an additional
insured, with limits of not less than:

General Aggregate: $ 3 million
Products/Completed Operations Aggregate: $ 2 million
Personal and Advertising Injury: $ 2 million
Each Occurrence: $ 2 million

C. Commercial Property Insurance. Landlord’s insurance shall provide
coverage for all of Landlord’s owned business personal property, all of Tenant’s property
and any improvements and betterments which are located within the Premises and used
by Tenant; this coverage shall be at least as broad as that provided by the Causes-of-
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Loss Special Form (ISO form CP 10 30), excluding earthquake and including flood and
ordinance or law coverage be written for the full replacement cost of the property, with a
deductible no greater than $250,000 or 5% of the property value, whichever is less.
Insurance proceeds shall be payable to Tenant and Landlord as their interests may
appear.

D. Waiver of Subrogation. Landlord and Tenant each hereby waive
their rights of subrogation against one another to the extent it is covered by the property
insurance policies required to be carried hereunder. Landlord shall cause its insurance
carriers to consent to the foregoing waiver of rights of subrogation against Tenant, and if
Tenant shall satisfy its insurance requirements hereunder by a policy of third party
insurance (as opposed to self-insurance), Tenant shall obtain a written waiver of
subrogation from such third party provider. During the period in which Tenant shall self-
insure its insurance obligations under this Lease, such waiver of subrogation shall apply
with respect to such self-insurance. Neither Landlord nor Tenant shall be liable to the
other for any damage caused by fire or any of the risks insured under any insurance
policy required by this Lease.

21. PARKING

21.1. Tenant’s Rights

Tenant shall have the right to the number of unreserved parking stalls set
forth in Section 1 without charge for the Term of this Lease. No tandem parking shall be
permitted and Tenant shall be entitled to full in/out privileges. Tenant’s parking rights
shall be subject to reasonable parking rules and regulations adopted by Landlord from
time to time, provided that such procedures shall be uniformly applied to all tenants.
Tenant acknowledges that all parking spaces are not for the exclusive use of Tenant,
rather, all such parking spaces are to be used on a non-exclusive, first-come, first-served
basis by Tenant and other tenants, occupants, licensees, invitees and permittees of the
Building.

21.2. Remedies

Landlord acknowledges that it is a material term of this Lease that Tenant
receive all of the Parking Spaces to which it is entitled under this Lease for the entire
Term of this Lease and that it would be impracticable and extremely difficult to fix the
actual damages for a breach of such provisions. It is therefore agreed that if, for any
reason whatsoever, a material number of the Parking Spaces required above are not
available to Tenant, (in addition to the rights given to Tenant under Section 14 and
Sections 9 and 17 in the event of casualty or condemnation) Tenant may:

a. terminate this Lease by giving written notice of such termination to
Landlord, which notice shall be effective thirty (30) days thereafter or
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b. Deduct from the Base Rent thereafter accruing hereunder an amount
each month equal to the Base Rent times the percentage of Parking Spaces not so
provided times 1 .5, but such deduction from Base Rent shall be not less than ten percent
(10%) nor more than one hundred percent (100%).

22. ENVIRONMENTAL MATTERS

22.1. Hazardous Materials

a. Tenant shall not cause nor permit, nor allow any of Tenant’s employees
agents, customers, visitors, invitees, licensee, contractor, assignees or subtenants to
cause or permit, any Hazardous Materials to be brought upon, stored, manufactured,
generated, blended, handled, recycled, treated, disposed or used on, under or about the
Premises, the Building or the Common Areas, except for routine office and janitorial
supplies in usual and customary quantities stored, used and disposed of in accordance
with all applicable Environmental Laws. As used herein, “Hazardous Materials” means
any chemical, substance, material, controlled substance, object, condition, waste, living
organism or combination thereof, whether solid, semi solid, liquid or gaseous, which is or
may be hazardous to human health or safety or to the environment due to its radioactivity,
ignitability, corrosivity, reactivity, explosivity, toxicity, carcinogenicity, mutagenicity,
phytotoxicity, infectiousness or other harmful or potentially harmful properties or effects,
including, without limitation, molds, toxic levels of bacteria, tobacco smoke within the
Premises, petroleum and petroleum products, asbestos, radon, polychlorinated biphenyls
(PCBs), refrigerants (including those substances defined in the Environmental Protection
Agency’s “Refrigerant Recycling Rule,” as amended from time to time) and all of those
chemicals, substances, materials, controlled substances, objects, conditions, wastes,
living organisms or combinations thereof which are now or become in the future listed,
defined or regulated in any manner by any Environmental Law based upon, directly or
indirectly, such properties or effects. As used herein, “Environmental Laws” means any
and all federal, state or local environmental, health and/or safety-related laws, regulations,
standards, decisions of courts, ordinances, rules, codes, orders, decrees, directives,
guidelines, permits or permit conditions, currently existing and as amended, enacted,
issued or adopted in the future which are or become applicable to Tenant, the Premises,
the Building or the Common Areas.

b. In the event of (I) Landlord receives written notice of the presence of
Hazardous Materials in the Premises or the Building in violation of applicable law during
the Term, which Hazardous Materials were present in the Premises or Building prior to
the Commencement Date, or (II) the release of Hazardous Materials within the Building
or the Premises in violation of applicable law by Landlord or any of Landlord’s agents,
employees or contractors (and specifically excluding, however, any Hazardous Materials
released, transported, generated or used by Tenant, or Tenant’s agents, employees,
invitees, successors or assigns) after the Commencement Date, then Landlord shall (A)
commence within a reasonable time frame (considering the nature and urgency of the
situation) after Landlord receives written notice of such breach or discovery and verifies
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the accuracy of such claim, a removal, containment or other encapsulation program
relating to the breach in question to the extent required by applicable law in order to
comply with applicable law, (B) diligently prosecute such program to completion, and (C)
indemnify, defend and hold Tenant harmless -from and against all loss, cost and expense,
including attorneys’ fees, arising from any injury or damage to any person or property,
occurring in or about the Building or Premises as a result of Landlord’s breach or default
under this Section 22.1(b). The foregoing provisions shall not be construed to make
Landlord responsible for loss, damage, liability or expense resulting from injuries to third
parties caused by the negligence or willful misconduct of Tenant, or its officers,
contractors, licensees, agents, employees or invitees.

c. Landlord agrees to indemnify, defend and save Tenant, its agents,
officers and employees from or against all liability, expenses (including defense costs,
legal fees, and response costs imposed by law) and claims for damages of any nature
whatsoever (subject to the limitations set forth in this Lease), judgments, causes of action,
damage, penalties, fines and related taxes thereon which arise out of the presence of
Hazardous Materials on the Premises which has been caused by Landlord or Landlord’s
agents. This indemnity shall include the cost of any required or necessary repair, clean
up or detoxification, and the preparation and implementation of any closure, monitoring,
or other required plans1 as such action is required by local or state laws or any applicable
governmental agency. Landlord shall promptly deliver to Tenant a copy of any notice
received from any governmental agency during the Term of this Lease concerning the
presence of Hazardous Materials in the Building or Premises in violation of applicable
laws. Landlord’s obligations pursuant to the foregoing indemnity shall survive the
expiration or earlier termination of this Lease. A default by Landlord under this paragraph
shall constitute a material default under this Lease.

d. Tenant agrees to indemnify, defend and save harmless Landlord, its
agents, officers and employees from and against all liability, expenses (including defense
costs, legal fees and response costs imposed by law) and claims for damages of any
nature whatsoever which arise out of the presence of Hazardous Materials on the
Premises caused by Tenant or Tenant’s agents.

e. The indemnity provided each party by this provision shall survive the
termination of this Lease.

23. ESTOPPEL CERTIFICATES

Tenant shall, within thirty (30) days after written request of Landlord, execute,
acknowledge and deliver to Landlord or its designee a written statement in the form of
Document II in the Supplemental Lease Documents delivered to Landlord concurrently
herewith (properly completed) but shall have no other obligation to deliver any other form
of estoppel certificate. It is intended that any such statement delivered pursuant to this
Section may be relied upon by a prospective purchaser of Landlord’s interest or holder of
any mortgage upon Landlord’s interest in the Premises.
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24. TENANT IMPROVEMENTS

Landlord shall construct the Tenant Improvements in the manner set forth in the
Landlord’s Work Letter executed by Landlord and Tenant concurrently herewith.

25. LIENS

Tenant shall keep its interest in this Lease and the Premises free from any liens
arising out of any work performed or materials ordered or obligations incurred by Tenant.
Landlord shall keep its interest in this Lease and the Premises free from any liens which
would impair the interest of Tenant hereunder and hereby indemnifies and holds Tenant
harmless from any liability or loss from any such lien.

26. SUBORDINATION AND MORTGAGES

26.1. Subordination and Non-Disturbance

Tenant agrees, at Landlord’s option, to subordinate this Lease to the lien of
any mortgages or deeds of trust now or hereafter in force against the Building; provided
however, Tenant’s obligation to subordinate this Lease is expressly conditioned upon
Tenant receiving a commercially reasonable written agreement in the form of Document
I in the Supplemental Lease Documents delivered to Landlord concurrently herewith, as
modified by Tenant and Landlord’s then-current lender to include such terms and
conditions as may reasonably be agreed upon, and provided further that no such
subordination shall affect any option to extend the Term of this Lease1 or right of first offer
to lease additional premises, if any.

26.2. Existing Deeds of Trust

The beneficiary under any existing deed of trust affecting the Building shall
provide a written agreement to Tenant in the form of Document I in the Supplemental
Lease Documents delivered to Landlord concurrently herewith within thirty (30) days after
the execution of this Lease.

26.3. Request for Notice

Landlord acknowledges that Tenant intends to record a Request for Notice
with respect to any mortgages or deeds of trust affecting the Property in the form of
Document V in the Supplemental Lease Documents delivered to Landlord concurrently
herewith.

26.4. Notice of Default

If any mortgagee or beneficiary under a deed of trust affecting the Property
gives written notice of its name and address to Tenant by registered mail requesting any
such notice with reference to this Section, Tenant agrees to use its best efforts (but
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without liability for failure to do so) to give such mortgagee a copy of any Notice of Default
served upon Landlord hereunder which could permit Tenant to terminate this Lease and
an additional ten (10) days within which to cure such default.

27. SURRENDER OF POSSESSION

Subject to casualty, at the expiration of the Term of this Lease, whether by lapse of
time or otherwise, Tenant shall promptly and peacefully surrender the Premises to
Landlord in a “broom-clean” condition. Tenant may (but shall not be required to) remove,
at its own expense, all fixtures, equipment and all other personal property placed or
installed in or upon the Premises by Tenant, or under its authority (including any modular
furniture).

28. SIGNAGE

Subject to Landlord’s reasonable prior written approval, Tenant shall be permitted to
install at the Premises reasonably appropriate signs that conform with any and all
applicable laws and ordinances and Building standards, at Tenant’s expense.

29. QUIET ENJOYMENT

So long as Tenant is not in default hereunder, Tenant shall have the right to the quiet
and peaceful enjoyment and possession of the Premises and the Common Areas during
the Term of this Lease, subject to the terms and conditions of this Lease.

30. GENERAL

30.1. Headings

Titles to Sections of this Lease are not a part of this Lease and shall have no
effect upon the construction or interpretation of any part hereof.

30.2. Successors and Assigns

All of the covenants, agreements, terms and conditions contained in this
Lease shall inure to and be binding upon the Landlord and Tenant and their respective
successors and assigns.

30.3. Brokers

Landlord and Tenant each represent and warrant to each other that it has not
engaged any broker, finder or other person who would be entitled to any commission or
fees in respect of the negotiation, execution or delivery of this Lease other than as
disclosed to the other in writing and shall indemnify and hold harmless each other against
any loss, cost, liability or expense incurred by the other party as a result of any claim
asserted by any such broker, finder or other person on the basis of any arrangements or
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agreements made or alleged to have been made in variance with this representation.
Tenant shall receive from Landlord or Landlord’s broker, within thirty (30) days after the
execution of this Lease, an amount equal to 50% of the Commissions (defined below).
As used herein, “Commission” shall mean two percent (2%) of Base Rent payable by
Tenant under this Lease for the first sixty (60) months of the Term and, with respect to
the remaining forty-eight (48) months of the Term, “Commission” shall mean one percent
(1%) of Base Rent payable by Tenant under this Lease. Landlord shall provide Tenant
with a commission schedule and copy of the applicable listing agreement with a third party
broker representing Landlord in connection with this Lease, if any.

30.4. Entire Agreement

This Lease (and the Landlord’s Work Letter and Supplemental Lease
Documents) is the final and complete expression of Landlord and Tenant relating in any
manner to the leasing, use and occupancy of the Premises, to Tenant’s use of the Building
and other matters set forth in this Lease. No prior agreements or understanding
pertaining to the same shall be valid or of any force or effect and the covenants and
agreements of this Lease shall not be altered, modified or added to except in writing
signed by both Landlord and Tenant.

30.5. Severability

Any provision of this Lease which shall prove to be invalid, void or illegal shall
in no way affect, impair or invalidate any other provision hereof and the remaining
provisions hereof shall nevertheless remain in full force and effect.

30.6. Notices

All notices and communications to any party hereunder shall be in writing and
shall be deemed properly given if delivered personally, sent by registered or certified mail,
postage prepaid, or by a recognized overnight commercial messenger providing proof of
delivery, facsimile (electronically confirmed) to Landlord’s Address for Notice and
Tenant’s Address for Notice as set forth in Section 1. Any notice so given shall be deemed
to have been given as of the date of delivery (whether accepted or refused) established
by U.S. Post Office return receipt or the overnight carrier’s proof of delivery, as the case
may be. Any such notice not so given shall be deemed given upon receipt of the same
by the party to whom the same is to be given.

30.7. Governing Law and Forum

This Lease shall be governed by and construed in accordance with the
internal laws of the State of California. Any litigation with respect to this Lease shall be
conducted in the County of Los Angeles, State of California.

30.8. Waivers
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No waiver by Landlord or Tenant of any provision hereof shall be deemed a
waiver of any other provision hereof or of any subsequent breach by Landlord or Tenant
of the same or any other provision. Landlord’s or Tenant’s consent to or approval of any
act shall not be deemed to render unnecessary the obtaining of Landlord’s or Tenant’s
consent to or approval of any subsequent act by Landlord or Tenant.

30.9. Time of Essence

Time is of the essence for the performance of all of the obligations specified
hereunder.

30.10. Consent

Whenever any consent is required by Landlord or Tenant hereunder, such
consent shall not be unreasonably withheld, conditioned or delayed and, unless otherwise
specifically provided herein, shall be deemed granted if not refused within ten (10) days
after written request is made therefore, together with all necessary information.

30.11. Community Business Enterprises

Landlord shall complete and deliver to Tenant concurrently with the execution
hereof a Community Business Enterprises form set forth as Document Ill in the
Supplemental Lease Documents delivered to Landlord concurrently herewith.

30.12. Memorandum of Lease

If requested by Tenant, Landlord and Tenant shall execute and acknowledge
a Memorandum of Lease in the form of Document IV in the Supplemental Lease
Documents delivered to Landlord concurrently herewith, which Memorandum may be
recorded by Tenant in the Official Records of Los Angeles County.

31. AUTHORITY

Only the Board of Supervisors has the authority, by formally approving and/or
executing this Lease, to bind the County to the terms included herein. Each individual
executing this Lease on behalf of Tenant represents and warrants that he or she is duly
authorized to execute and deliver this Lease on behalf of Tenant, and that this Lease is
binding upon Tenant in accordance with its terms. Landlord understands that no material
terms of this Lease may be altered or deleted, nor may any new material terms be added
to this Lease, without the express written approval of the Board of Supervisors, either
through an amendment to the Lease or by other formal board action. No County officer,
employee, agent or independent contractor has any authority to alter, add or delete the
material terms of this Lease and Landlord may not rely upon any representations to the
contrary. This limitation of authority applies to all material terms of the Lease including,
without limitation, any monetary ceiling established for Tenant Improvements or other
project costs of Landlord which are subject to reimbursement by County. County shall
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not reimburse Landlord for any expenses which exceed this ceiling. Notwithstanding the
foregoing, the Chief Executive Officer of the County or its delegee (the “Chief Executive
Officer”) may take any administrative act on behalf of Tenant hereunder which does not
have the effect of increasing Base Rent or other financial obligations of Tenant under this
Lease, including without limitation, granting any approvals, terminating this Lease in the
manner provided herein by an Early Termination Notice or otherwise, signing estoppel
certificates, signing the Commencement Date Memorandum and Confirmation of Lease
Terms or subordinating this Lease. Each individual executing this Lease on behalf of
Landlord represents and warrants that he or she is duly authorized to execute and deliver
this Lease on behalf of Landlord, and that this Lease is binding upon Landlord in
accordance with its terms.

32. ACKNOWLEDGEMENT BY LANDLORD

Landlord acknowledges that it is aware of the following provisions:

32.1. Consideration of GAIN Program Participants

Should Landlord require additional or replacement personnel after the
effective date of this Lease, Landlord shall give consideration for any such employment,
openings to participants in the County Department of Public Social Services’ Greater
Avenues for Independence (“GAIN”) Program who meet Landlord’s minimum
qualifications for the open position. The County will refer GAIN participants by job
category to Landlord.

32.2. Solicitation of Consideration

It is improper for any County officer employee or agent to solicit consideration
in any form from a landlord with the implication, suggestion or statement that the
landlord’s provision of the consideration may secure more favorable treatment for the
landlord in the award of the Lease or that landlord’s failure to provide such consideration
may negatively affect the County’s consideration of the landlord’s offer to lease. A
landlord shall not offer or give, either directly or through an intermediary, consideration in
any form to a County officer, employee or agent for the purpose of securing favorable
treatment with respect to the award of the Lease.

Landlord shall immediately report any attempt by a County officer, employee
or agent to solicit such improper consideration. The report shall be made either to the
County Manager charged with the supervision of the employee or to the County Auditor
Controller’s Employee Fraud Hotline at (213) 974-0914 or (800) 544-6861. Failure to
report such solicitation may result in the Landlord’s submission being eliminated from
consideration.

32.3. Landlord Assignment
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a. Landlord may assign, transfer, mortgage, hypothecate or encumber
Landlord’s right, title and interest in and to this Lease or any portion thereof (including the
right to receive rental payments but excluding its duties and obligations hereunder), and
Landlord may execute any and all instruments providing for the payment of Base Rent
directly to an assignee or transferee, but only if the conditions set forth in this Section are
met.

b. Any document or agreement purporting to assign, transfer, mortgage,
hypothecate or encumber Landlord’s right, title and interest in and to this Lease or any
portion thereof, other than an assignment of this Lease in connection with the sale of the
Building or Property to an independent third party purchaser, is hereafter referred to as a
“Security Agreement.” Any Security Agreement which is executed without full
compliance with the requirements of this Section 32.3 shall, at Tenant’s option, be void.

c. Each assignee or transferee under the Security Agreement shall certify
in writing that such assignee or transferee has read and is familiar with the requirements
of Sections 5950-5955 of California Government Code, which prohibits the offer or sale
of any security constituting a fractional interest in this Lease or any portion thereof, without
the prior written consent of the County. Notwithstanding the foregoing, the County hereby
acknowledges and agrees that Landlord shall have the right to encumber the Property
with CMBS (collateralized mortgage backed securities) financing or other traditional real
estate financingand Landlord shall have the right to sell the Property to an independent
third party purchaser and assign Landlord’s interest in this Lease on account of the sale
of the Property. However, Landlord may not encumber the Property through any type of
bond financing (excluding, collateralized mortgage backed securities).

d. Landlord shall not furnish any information concerning County or the
subject matter of this Lease (including, but not limited to, offering memoranda, financial
statements, economic and demographic information, and legal opinions rendered by the
office of counsel for the County) to any person or entity other than purchasers, lenders,
and prospective purchasers and lenders, and all of their legal representatives or brokers
on a need to know basis, except with County’s prior written consent.

e. The provisions of this Section shall be binding upon and applicable to
the parties hereto and their respective successors and assigns. Whenever in this Section
Landlord is referred to, such reference shall be deemed to include Landlord’s successors
or assigns, and all covenants and agreements by or on behalf of Landlord herein shall
bind and apply to Landlord’s successors and assigns whether so expressed or not.

f. Violation by Landlord of the provisions of Section 5951 of the California
Government Code will constitute a material breach of this Lease, upon which the County
may impose damages in an amount equal to the greater of $500,000 or 10% of the
aggregate principal portion of all rental payments payable by the County during the entire
Term of this Lease, it being expressly agreed that the aforesaid amount shall be imposed
as liquidated damages, and not as a forfeiture or penalty. It is further specifically agreed
that the aforesaid amount is presumed to be the amount of damages sustained by reason
of any such violation, because from.the circumstances and nature of the violation it would
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be impracticable and extremely difficult to fix actual damages. In addition, the County
may exercise or pursue any other right or remedy it may have under this Lease or
applicable law.

g. Notwithstanding any contrary provision contained in this Lease,
Landlord shall have the right, at any time and from time to time, without notice to Tenant,
to refinance the Building or transfer Landlord’s right, title and interest in and to the Building
without Tenant’s consent.

33. IRREVOCABLE OFFER

In consideration for the time and expense that Tenant will invest, including, but not
limited to, preliminary space planning, legal review, and preparation and noticing for
presentation to the Tenant Real Estate Management Commission of Los Angeles County
in reliance on Landlord’s agreement to lease the Premises to Tenant under the terms of
this Lease, Landlord irrevocably offers to enter into this Lease and not to revoke this offer
until the Irrevocable Offer Expiration Date, as defined in Section 1.

34. FORCE MAJEURE

Except for the payment of monetary amounts, and notwithstanding any other
provisions of this Lease, in the event that either party is delayed or hindered from the
performance of any act required hereunder by reason of strikes, lock-outs, labor troubles,
inability to procure materials not related to the price thereof, failure of power, restrictive
governmental laws and regulations, riots, insurrection, war, delay in the issuance of
building permits or other required approvals by governmental authorities (provided the
party responsible for obtaining such permits or approvals is diligently pursuing the
issuance thereof) or other reasons of a like nature beyond the control of such party, then
performance of such acts shall be excused for the period of the delay and the period for
performance of any such act shall be extended for a period equivalent to the period of
such delay.

[Signatures on the following page.]
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IN WITNESS WHEREOF this Lease has been executed the day and year first above set
forth.

LANDLORD:

OMNINET LACC TUCSON, LLC a Delaware limited liability company,
OMNINET LACC VALENCIA, LLC, a Delaware limited liability company, and
OMNINET LACC, LLC, a Delaware limited liability company, as tenants in common

By: Omninet LACC, LLC,
A Delaware limited liability company

Its. Designated Representative

By: Omninet Investment LACC, LLC
A California limited liabilty company
Its: Sole Member

By:

TENANT: COUNTY OF LOS ANGELES
a body corporate and politic

ATTEST: SACHI A. HAMAI
Chief Executive Officer

DEAN C. LOGAN
Registrar-Recorder/County-Clerk

By:

_____________________________

By:

________________________

DEAN LEHMAN

Deputy Senior Manager, Real Estate Division

APPROVED AS TO FORM

MARY C. WICKHAM
County Counsel

By:______________
Deputy

Manager
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EXHIBIT A
FLOOR PLAN OF THE PREMISES
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EXHIBIT B

LEGAL DESCRIPTION OF PREMISES

ASSESSOR PARCEL NUMBERS 5237-024-017 & 5237-024-059
PARCEL C:

LOT 18 OF TRACT 42611, IN THE CITY OF MONTEREY PARK, COUNTY OF LOS ANGELES, STATE
OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 1012 PAGES 21 TO 27 INCLUSIVE OF
MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

EXCEPT A STRIP OF LAND 10 FEET IN WIDTH, THE NORTHWESTERLY LINE OF SAID STRIP BEING
THAT CERTAIN COURSE IN THE NORTHEASTERLY BOUNDARY OF SAID LOT 18 HAVING A
BEARING AND DISTANCE OF NORTH 65° 04’ 00’ WEST 438.07 FEET, AS DESCRIBED IN A
DOCUMENT RECORDED OCTOBER 25, 1984 AS INSTRUMENT NO. 84-1275478.

ALSO EXCEPT ALL OIL, ASPHALTUM, PETROLEUM, AND NATURAL GAS, TAR OR OTHER
HYDROCARBON SUBSTANCES AND PRODUCTS, FROM UNDER OR UPON THE SAID LANDS, WITH
THE RIGHT TO REMOVE AND STORE AND SELL SUCH SUBSTANCES AND PRODUCTS
THEREFROM, TOGETHER WITH ALL RIGHTS FOR THE PURPOSE OF MINING, EXCAVATING,
BORING, DRILLING, SINKING OR OTHERWISE COLLECTING AND DEVELOPING SAID MINERAL
SUBSTANCES AND THE RIGHT TO DEVELOP, STORE AND USE WATER FOR SUCH OPERATIONS
AND DEVELOPMENT, AS RESERVED IN DEED FROM HUNTINGTON LAND AND IMPROVEMENT
COMPANY, A CALIFORNIA CORPORATION, RECORDED OCTOBER 25, 1918 IN BOOK 6707
PAGE 300 OF DEEDS, ALL OF WHICH RIGHTS WERE LIMITED TO THAT PORTION LYING BELOW
A DEPTH OF 500 FEET, MEASURED FROM THE SURFACE OF SAID LAND, BY DEED EXECUTED BY
SECURITY PACIFIC NATIONAL BANK, A NATIONAL BANKING ASSOCIATION, SUCCESSOR BY
MERGER TO SECURITY FIRST NATIONAL BANK OF LOS ANGELES, AS TRUSTEE UNDER THE WILL
OF HENRY E. HUNTINGTON, DECEASED, (TRUST NO. 2-018442-0), RECORDED DECEMBER 17,
1980 AS INSTRUMENT NO. 80-1264035, FROM UNDER OR UPON THAT PORTION OF SAID LAND
LYING WITHIN A PORTION OF THE NORTHWEST QUARTER OF SECTION 32, TOWNSHIP 1 SOUTH,
RANGE 12 WEST, SAN BERNARDINO MERIDIAN, DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT IN THE NORTHERLY LINE OF SAID SECTION 32, SAID POINT BEING 466.52
FEET EASTERLY OF THE NORTHWEST CORNER OF SAID SECTION 32; THENCE SOUTHERLY
ALONG A LINE PARALLEL WITH THE WESTERLY LINE OF SAID SECTION 32, 500 FEET TO A POINT;
THENCE EASTERLY ALONG A LINE PARALLEL WITH THE NORTHERLY LINE OF SAID SECTION 32
TO ITS INTERSECTION WITH THE EASTERLY LINE OF SAID NORTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SAID SECTION 32; THENCE NORTHERLY ALONG SAID EASTERLY LINE
OF THE NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 32, 500 FEET
TO THE NORTHERLY LINE OF SAID SECTION; THENCE WESTERLY ALONG THE NORTHERLY LINE
OF SAID SECTION TO THE POINT OF BEGINNING.

ALSO EXCEPT THEREFROM ALL GAS, OIL AND OTHER HYDROCARBON SUBSTANCES AND ALL
OTHER MINERALS IN AND FROM THE LAND DESCRIBED IN DEED MENTIONED HEREAFTER,
PROVIDED, HOWEVER, NO RIGHT IS RESERVED TO ENTER ON OR FROM THE SURFACE OF SAID
LAND, THE RIGHT TO ENTER THE SUBSURFACE OF SAID PROPERTY, WHICH IS ALSO RESERVED
SHALL BE AT ANY POINT BELOW A DEPTH OF 500 FEET FROM THE SURFACE THEREOF
(MEASURED VERTICALLY FROM THE SURFACE THEREOF) IN ORDER TO TAKE FROM SAID LAND
AND REDUCE TO POSSESSION ANY OIL, GAS AND OTHER HYDROCARBON SUBSTANCES AND
ALL OTHER MINERALS, AS EXCEPTED AND RESERVED BY CLARA HELLMAN HELLER, A WIDOW,
ET AL., IN DEED TO BOBWILL BUILDING CO., A CORPORATION, RECORDED SEPTEMBER 13,1955
AS INSTRUMENT NO. 2398 IN BOOK 48924 PAGE 346, OFFICIAL RECORDS.
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EXHIBIT C

COMMENCEMENT DATE MEMORANDUM
AND CONFIRMATION OF LEASE TERMS

Reference is made to that certain lease (“Lease’) dated

_________________

20
between County of Los Angeles, a body corporate and politic (“Tenant”), and OMNINET
LACC TUCSON LLC, a Delaware limited liability company, OMNINET LACC VALENCIA,
LLC a Delaware limited liability company, and OMNINET LACC, LLC, a Delaware limited
liability company, as tenants in common (collectively “Landlord”), whereby Landlord
leased to Tenant and Tenant leased from Landlord certain premises in the building
located at (“Premises”),

Landlord and Tenant hereby acknowledge as follow:

1) Landlord delivered possession of the Premises to Tenant in a Substantially
Complete condition on

_____________________

(“Possession Date”).

2) Tenant has accepted possession of the Premises and now occupies the
same;

3) The Lease commenced on

_______________________

(“Commencement
Date”).

4) The Premises contain _3079 rentable square feet of space; and

For clarification and the purpose of calculating future rental rate adjustments:

1) Base Rent per month is

______________

2) The Base Index Month is

_____________

3) The Base Index is

____________

4) The New Index Month is

_____________

IN WITNESS WHEREOF, this memorandum is executed this — day of
20

---Signatures on next page--
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LANDLORD:

OMNINET LACC TUCSON, LLC, a Delaware limited liability company,
OMNINET LACC VALENCIA, LLC, a Delaware limited liability company, and
OMNINET LACC, LLC, a Delaware limited liability company, as tenants in common

By: Omninet LACC, LLC,
a Delaware limited liability company

Its: Designated Representative

By: Omninet Investment LACC, LLC,
A California limited liability company
Its: Sole Member

By:
Michael Danielpour
Manager

TENANT:

COUNTY OF LOS ANGELES, a body corporate and politic

By:

Name:

ITS:
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EXHIBIT D

HEATING, VENTILATION
AND AIR CONTITIONING

Landlord shall supply cooling, ventilating and heating with capacity to produce the
following results effective during Normal Working Hours established by the Lease and
within tolerances normal in comparable office buildings; maintenance of inside space
conditions of not greater than 78 degrees Fahrenheit when the outside air temperature is
not more than 93 degrees Fahrenheit dry bulb and 70 degrees Fahrenheit wet bulb, and
not less than 70 degrees Fahrenheit when the outside air temperature is not lower than
42 degrees Fahrenheit dry bulb. Interior space is designated at a rate of one zone for
approximately each 1,000 square feet and one diffuser for each 200 square feet of
usable/net square footage within the Premises. If energy requirements prohibit Landlord
from complying with these requirements, Tenant shall not unreasonably withhold its
consent to temporary waivers or modifications.
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EXHIBIT E (continued)
CLEANING AND MAINTENANCE SCHEDULE

DAILY (Monday through Friday)

A. Carpets vacuumed.
B. Composition floors dust-mopped.
C. Desks, desk accessories and office furniture dusted. Papers and folders left

on desk not to be moved.
D. Waste baskets, other trash receptacles emptied.
E. Chairs and waste baskets returned to proper position.
F. Fingerprints removed from glass doors and partitions.
G. Drinking fountains cleaned, sanitized and polished.
H. Lavatories, toilets and toilet rooms cleaned and mopped. Toilet supplies

replenished.
Bulb and tube replacements, as required.

J. Emergency exit signage and egress battery replacement (if applicable)
K. Graffiti expunged as needed within two working days after notice by Tenant
L. Floors washed as needed.
M. Kitchen/lunchroom/restroom supplies replenished including paper supplies,

and soap.
N. Exclusive day porter service from

_____

to

_____

(if provided by contract).

2. WEEKLY

A. Low-reach areas, chair rungs, baseboards and insides of door jambs dusted.
B. Window sills, ledges and wood paneling and molding dusted.

3. MONTHLY

A. Floors washed and waxed in uncarpeted office area.
B. High-reach areas, door frames and tops of partitions dusted.
C. Upholstered furniture vacuumed, plastic and leather furniture wiped
D. Picture moldings and frames dusted.
E. Wall vents and ceiling vents vacuumed.
F. Carpet professionally spot cleaned as required to remove stains.
G. HVAC chiller water checked for bacteria, water conditioned as necessary.

4. QUARTERLY

A. Light fixtures cleaned and dusted, but not less frequently than quarterly.
B. Wood furniture polished.
C. Draperies or mini-blinds cleaned as required, but not less frequently than

quarterly.
D. HVAC units serviced for preventative maintenance purposes, all filters

changed, excluding any separate HVAC unit exclusively serving the
Premises.
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EXHIBIT E (continued)
CLEANING AND MAINTENANCE SCHEDULE

5. SEMI-ANNUALLY

A. Windows washed as required inside and outside but not less frequently than
twice annually.

B. All painted wall and door surfaces washed and stains removed.
C. All walls treated with vinyl covering washed and stains removed.

6. ANNUALLY

A. Furniture Systems and any other fabric or upholstered surfaces including
chairs, couches, walls, etc., spot cleaned, or if determined to be necessary in
Tenant’s sole discretion, professionally cleaned in their entirety using a water
extraction system.

B. Bathroom and any other ceramic tile surfaces professionally cleaned using a
hand scrub process. All grout and porous surfaces resealed with a
professional grade sealant.

C. Touch-up paint all interior painted surfaces in a color and finish to match
existing.

7. AS NEEDED

A. Premises and the sidewalks, driveways, parking areas and all means of
access and egress for the Premises should be maintained in good repair, and
in clean and safe condition at all times.

B. All lawns, shrubbery and foliage on the grounds of the Premises should be
maintained in good condition and neat in appearance. Grass and shrubbery
must be replanted as needed to maintain the grounds in good appearance
and condition.

C. Interior and exterior pest control inspections and remediation frequency is to
be mutually and reasonably determined by Landlord and Tenant.

D. Carpets to be cleaned as needed, as mutually and reasonably agreed upon
by Landlord and Tenant, using a non-detergent, low moisture, soil
encapsulation system as recommended by the carpet manufacturer.

E. All walls repainted and wall coverings replaced throughout the Premises. The
paint finish should be eggshell or semi-gloss as directed by Tenant and in a
color acceptable to Tenant. In no event will Landlord be required to repaint
or replace wall coverings more than one (1) time in a five (5) year period (the
“Occurrence”).

F. All HVAC ducts cleaned as needed.

8. GENERAL

HOA.102429379.3 EXHIBIT E — Page 3
CLEANING AND MAINTENANCE SCHEDULE



EXHIBIT E (continued)
CLEANING AND MAINTENANCE SCHEDULE

Landlord shall, upon request of Tenant, produce written service contracts as
evidence of compliance with the terms of this Cleaning and Maintenance Schedule.
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DARYL L. OSBY 
FIRE CHIEF 
FORESTER & FIRE WARDEN                                                   

COUNTY OF LOS ANGELES 
FIRE DEPARTMENT 

1320 NORTH EASTERN AVENUE 
LOS ANGELES, CALIFORNIA 90063-3294 

(323) 881-2401 
www.fire.lacounty.gov 

 
“Proud Protectors of Life, Property, and the Environment” 

 

BOARD OF SUPERVISORS 
 

HILDA L. SOLIS 
FIRST DISTRICT 

 
MARK RIDLEY-THOMAS 

SECOND DISTRICT 
 

SHEILA KUEHL 
THIRD DISTRICT 

 
JANICE HAHN 

FOURTH DISTRICT 
 

KATHRYN BARGER 
FIFTH DISTRICT 

 

SERVING THE UNINCORPORATED AREAS OF LOS ANGELES COUNTY AND THE CITIES OF: 
AGOURA HILLS 
ARTESIA 
AZUSA 
BALDWIN PARK 
BELL 
BELL GARDENS 
BELLFLOWER 
BRADBURY 
 

CALABASAS 
CARSON 
CERRITOS 
CLAREMONT 
COMMERCE 
COVINA 
CUDAHY 
DIAMOND BAR 
DUARTE 

EL MONTE 
GARDENA 
GLENDORA 
HAWAIIAN GARDENS 
HAWTHORNE 
HERMOSA BEACH 
HIDDEN HILLS 
HUNTINGTON PARK 
 

INDUSTRY 
INGLEWOOD 
IRWINDALE 
LA CANADA-FLINTRIDGE 
LA HABRA 
LA MIRADA  
LA PUENTE 
LAKEWOOD 
LANCASTER 

LAWNDALE 
LOMITA 
LYNWOOD 
MALIBU 
MAYWOOD 
NORWALK 
PALMDALE 
PALOS VERDES ESTATES 
 

PARAMOUNT 
PICO RIVERA 
POMONA 
RANCHO PALOS VERDES 
ROLLING HILLS 
ROLLING HILLS ESTATES 
ROSEMEAD 
SAN DIMAS  
SANTA CLARITA 

SIGNAL HILL  
SOUTH EL MONTE 
SOUTH GATE 
TEMPLE CITY 
WALNUT 
WEST HOLLYWOOD 
WESTLAKE VILLAGE 
WHITTIER 

 

January 28, 2020 
 
 
The Honorable Board of Supervisors 
County of Los Angeles 
383 Kenneth Hahn Hall of Administration 
500 West Temple Street 
Los Angeles, CA  90012 
 
Dear Supervisors: 
 

FISCAL YEAR-END REPORT, REPORT OF IN-KIND CONTRIBUTIONS,  
AND UPDATED DEVELOPER FEE FOR THE BENEFIT OF  

THE CONSOLIDATED FIRE PROTECTION DISTRICT OF LOS ANGELES COUNTY 
 (3RD AND 5TH DISTRICTS) (3 VOTES) 

 
SUBJECT 
 
The Consolidated Fire Protection District of Los Angeles County (District) has completed its 
annual review of the Developer Fee Program and is making recommendations to update the 
developer fee amount in Area of Benefit 2 (Santa Clarita Valley) and to update the Developer 
Fee Detailed Fire Station Plan (Fire Station Plan).  In addition, a Report of In-Kind 
Contributions and the annual Developer Fee Funds Fiscal Year-End Report have been 
prepared for your Honorable Board’s approval. 
 
IT IS RECOMMENDED THAT YOUR BOARD, AFTER THE PUBLIC HEARING: 
 
1. Find that updating the Developer Fee Program is exempt from the California 

Environmental Quality Act (CEQA) Guidelines Section 15273(a)(4) in that it involves the 
collection of fees for capital projects necessary to maintain services within existing 
service areas; and 

 
      2. Adopt the attached resolution updating the Developer Fee Program which:  a) approves 

the Fire Station Plan dated September 2019; b) approves the District’s Developer Fee 
Funds 2018-19 Fiscal Year-End Report; and c) approves the 2019 Developer Fee 
Update Fee Calculation Summary to increase the developer fee rate in the 
unincorporated areas of Area of Benefit 2 (Santa Clarita Valley) effective April 1, 2020, 
from $1.2357 to $1.2831 per square foot of new development, and no adjustments in the 
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developer fee rates in Areas of Benefit 1 (Malibu/Santa Monica Mountains, City of 
Calabasas) or Area of Benefit 3 (Antelope Valley). 

 
      3. Receive and file the attached Report of In-Kind Contributions for Development Impact 

Mitigation. 
 
PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION 
 
On July 12, 1990, your Honorable Board adopted a resolution establishing a County of 
Los Angeles Developer Fee Program for the benefit of the District.  The Developer Fee 
Program was implemented August 1, 1990, to fund the acquisition, construction, 
improvement, and equipping of fire station facilities in the high-growth, urban-expansion 
areas of the District.  The resolution provides that the District will conduct annual evaluations 
of the Developer Fee Program and make appropriate recommendations to your Board.   
 
Also, on September 4, 2007, your Board adopted a Joint Exercise of Powers Agreement 
between the County of Los Angeles and the City of Calabasas wherein the parties agreed to 
exercise the power to levy the developer fee in the City of Calabasas and the City Council 
authorized your Board to conduct all proceedings in connection with the levy of the fee, and 
any modifications of the fee amount, within the city boundaries.   
 
Detailed Fire Station Plan Update - Pursuant to Government Code Section 66000, et seq., the 
District has updated the Fire Station Plan to reflect fire station requirements based upon the 
most current growth projections in the three designated developer fee areas of benefit 
(Attachment A to the Resolution).  The Fire Station Plan identifies 17 additional permanent fire 
stations, one station expansion, one replacement station, and two heli-spots that will be 
developed within the areas of benefit as a direct result of development in these areas. 
 
Fiscal Year-End Report - Government Code Sections 66001 and 66006 require certain findings 
to be made with respect to any unexpended developer fee revenues and that within 180 days 
of the close of each fiscal year the District makes available to the public specific information for 
each account or fund established for developer fee revenues.  In accordance with these 
requirements, the District’s Developer Fee Funds 2018-19 Fiscal Year-End Report has been 
prepared (Attachment B to the Resolution). 
 
Developer Fee Rates - The current developer fee rates in the areas of benefit for the 
Malibu/Santa Monica Mountains and the City of Calabasas (Area 1) and the Antelope Valley 
(Area 3), were approved in November 2016 and no rate adjustments were recommended for 
the last two years.  The District has reviewed current costs for fire station development, 
equipping and furnishing, and apparatus, as well as administrative costs associated with the 
developer fee program and has determined that due to nominal cost variations associated 
with the developer fee rates in Areas of Benefit 1 and 3, no changes to the developer fee 
rates are necessary in those Areas at this time. 
 
In Area of Benefit 2, the developer fee rate includes a component to recoup the District’s 
costs associated with financing the five new fire stations in the Santa Clarita Valley.  The 
cumulative financing costs, equipment costs and administrative costs associated with the 



The Honorable Board of Supervisors 
January 28, 2020 
Page 3 
 
 
developer fee program have resulted in a four percent increase to the fee rate in this Area 
only. 
 
Report of In-Kind Contributions - On August 28, 2001, your Board authorized the Fire Chief of 
the District to approve agreements with developers for acceptance of in-kind contributions for 
development impact mitigation and directed the Fire Chief to report annually on all such 
agreements.  A copy of the report for 2019-20 is attached. 
 
Implementation of Strategic Plan Goals 
 
The update of the Fire Station Plan supports the County’s Strategic Plan Goal No. III.3, 
Pursue Operational Effectiveness, Fiscal Responsibility, and Accountability, which leads us to 
maximize the efficiency and effectiveness of the operations and resources and to continue 
the essential services to the public.   
 
FISCAL IMPACT/FINANCING 
 
The Developer Fee Program provides a revenue source to fund essential fire station facilities 
and equipment in the areas of urban growth.  Increasing the fee amount in the 
unincorporated areas of Area of Benefit 2 will enable the District to fully fund the development 
of new fire stations proportionate to the need necessitated by growth.  Without the requested 
developer fee increase, fire station construction will be outpaced by development resulting in 
insufficient fire protection for the growth areas. 
 
There is no impact to net County cost. 
 
FACTS AND PROVISIONS/LEGAL REQUIREMENTS 
 
Fire Station Plan: Pursuant to Government Code Sections 66002 and 66018, notice of the 
public hearing to update the Fire Station Plan must be published in a newspaper of general 
circulation in the areas of benefit and in the City of Calabasas.  This exceeds the 
requirements of Government Code Sections 6061 and 65090 relating to the notice of public 
hearing.  The Developer Fee Program is exempt from the provisions of Proposition 218. 
  
2018-19 Fiscal Year-End Report: Pursuant to Government Code Section 66006, for each 
separate fund established by the District for developer fee revenues, the District is required to 
make available to the public the following information: 
 

• A description of the type of fee in the fund. 
• The amount of the fee. 
• The beginning and ending balance of the fund. 
• The amount of fees collected and the interest earned. 
• An identification of each public improvement on which fees were expended and the 

amount of the expenditures. 
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• The approximate date by which construction of the public improvement will commence 
if the local agency determines that sufficient funds have been collected to complete 
financing on an incomplete public improvement. 

• A description of each interfund transfer or loan made from the fund. 
• The amount of any refunds made. 

 
In addition, Government Code Section 66001 requires findings to be made once every five 
years with respect to unexpended developer fee revenues in connection with the public 
information requirements of Government Code Section 66006.  These findings are included 
in the attached Developer Fee Fund 2018-19 Fiscal Year-End Report. 
 
County Counsel has approved as to form the attached Resolution updating the Developer 
Fee Program. 
 
ENVIRONMENTAL DOCUMENTATION 
 
This project is statutorily exempt per Section 15273 (a)(4) of the CEQA Guidelines developed 
by the State Office of Planning Research in that it involves the collection of fees for capital 
projects necessary to maintain services within existing service areas. 
 
CONTRACTING PROCESS 
 
Not applicable. 
 
IMPACT ON CURRENT SERVICES (OR PROJECTS) 
 
The updated fee rate will be imposed in the unincorporated areas of Area of Benefit 2 in the 
Santa Clarita Valley effective April 1, 2020.  The updated developer fee amount will be 
imposed in the City of Santa Clarita upon adoption by the City of a resolution updating the fee 
amount.  Since no change in the developer fee rate is recommended in Areas of Benefit 1 or 
3, the developer fee rates in the unincorporated areas of Malibu/Santa Monica Mountains, the 
Antelope Valley, and the cities of Calabasas, Malibu and Lancaster will remain unchanged. 
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CONCLUSION 
 
Upon conclusion of the public hearing and approval by your Honorable Board, please instruct 
the Executive Officer to return two adopted stamped copies of this letter with the adopted 
Resolution to the following office: 
 
Consolidated Fire Protection District of Los Angeles County 
Executive Office 
Debbie Aguirre, Chief of Staff 
1320 N. Eastern Avenue 
Los Angeles, CA  90063 
Debbie.Aguirre@fire.lacounty.gov  
 
The District’s contact can be reached at (323) 881-6180. 
  
Respectfully submitted, 
 
 
 
DARYL L. OSBY, FIRE CHIEF 
 
DLO:gc 
 
Enclosures 
 
c: Chief Executive Officer 
 County Counsel 
 Auditor-Controller 
 
 
f\users\planning\developer fee\2019 Developer Fee Update Board Letter.doc 

mailto:Debbie.Aguirre@fire.lacounty.gov








ATTACHMENT A

 

DEVELOPER FEE DETAILED FIRE STATION PLAN

FOR THE

COUNTY OF LOS ANGELES DEVELOPER FEE PROGRAM
FOR THE BENEFIT OF THE 

CONSOLIDATED FIRE PROTECTION DISTRICT
OF LOS ANGELES COUNTY

SEPTEMBER 2019



Fire Station/Location In most cases a site has not yet been acquired; the locations are therefore approximate.

Anticipated Capital ·
  Project Costs

· Apparatus cost includes the full cost of the apparatus as well as outfitting and equipment costs.
· No Fire District overhead costs nor an inflation factor have been applied; all figures are based on current costs.
·

Project Cost Estimate

Amount Budgeted

Equipment and Staffing

Fiscal Year The Fiscal Year period begins July 1 and ends June 30.
Initiating Priority Year Refers to the fiscal year that the land acquisition or construction of the fire station is anticipated to begin.

Target Occupancy Target occupancy is approximately one to two years from the actual start of construction.

Where actual costs are not yet available, the anticipated capital projects costs are based upon the Fire District's current cost 
experienced for construction, land and equipment.

Developer Fee credit may be granted for the conveyance of a site, apparatus, or construction of a fire station to help offset the 
impact of development on the Fire District.

Based on average costs for fire stations recently completed and stations under development; includes plans, specifications, 
consultant services, plan check, permit and inspection fees, construction, project management, furnishings, and equipment.

The amount budgeted could be from Developer Fee funds collected or advanced from Fire District general revenues or certificates 
or participation.  All advances made and/or interest incurred by the Fire District to finance station development are to be repaid 
when Developer Fee revenues are sufficient.  If no amount is budgeted, the development of the fire station may be delayed until 
Developer Fee revenues are sufficient to fund the site acquisition and/or construction of the fire station.

This plan reflects the proposed staffing and equipment to be implemented when each station and the development served by each 
station are built out in the respective areas of benefit.  In many instances, a transitional staffing confirguration will be utilized until 
build out occurs.

DEVELOPER FEE DETAILED FIRE STATION PLAN

PREFACE

This Developer Fee Detailed Fire Station Plan (Plan) reflects the Consolidated Fire Protection District's (Fire District) fire service requirements as of 
September 2019 based upon growth projections and contacts with cities and developers who have shared their development plans with the Fire District.

The Plan identifies 17 additional fire stations, one replacement station, one station expansion, two helispots, and the necessary capital equipment that will be 
required in the Areas of Benefit as well as the anticipated costs and time frames provided that development occurs as expected.  The anticipated costs 
identified in the Plan will be funded by Developer Fee revenues or funds which the Fire District has advanced from other sources.  These advances will be 
repaid to the Fire District when sufficient Developer Fee revenue is generated.

Terms Used in Plan Explanation



  

STATIONS OPERATIONAL: REIMBURSEMENT PENDING*
 

Station Size, Equip.
Facility Funding Source* and Staffing Comments

 
Fire Station 128 Station Development Costs $9,066,972 Commercial Paper 9.976 sq. ft. The site was conveyed to the Fire District by Shappell Industries
28450 Whites Canyon Rd. Prinicipal Paid ($420,000) Proceeds Engine for developer fee credit.  Partial funding totalling $3.6 million was
Santa Clarita Valley Balance $8,646,972 provided by the American Recovery and Reimbursement Act.

The fire station was completed and opreational in March 1, 2012.

Fire Station 132 Station Development Costs $8,127,873 Commercial Paper 9,746 sq. ft. The site was conveyed to the Fire District by K. Hovnanian
Wes Thompson Ranch Prinicipal Paid ($680,000) Proceeds Engine (VTTM 49621).  Apparatus for this permanent station was 
29310 Sand Canyon. Rd. Balance $7,447,873.00 transferred from temporary Fire Station 132.  The permanent
Santa Clarita Valley  station was completed and operational March 12, 2012.

 
Fire Station 143 Station Development Costs $7,913,986 9,700 sq. ft. The land was conveyed by the developer, Newhall Land and 
28580 Hasley Canyon Rd Prinicipal Paid Commercial Paper Engine Farming, for developer fee credit.  The fire station was completed
Santa Clarita Valley Balance $7,913,986 Proceeds and operational in November 2016.

Fire Station 150 Station Development Costs $11,483,583 Commercial Paper 19,935 sq. ft. The site was conveyed to the Fire District by Pardee Homes for
19190 Golden Valley Rd. Prinicipal Paid ($1,060,000) Proceeds Haz. Mat. Task Force developer fee credit.  A Hazardous Materials Task Force
Santa Clarita Valley  Balance $10,423,583 (Engine and Squad) assigned to Fire Station 76 was reassigned to staff this station.

BC/AC HQ The fire station was completed and operational in Feb. 1, 2013.

Fire Station 156 Station Development Costs $7,512,226 Commercial Paper 11,152 sq. ft. The site was conveyed to the Fire District from Newhall Land and
24505 Copper Hill Drive Prinicipal Paid ($625,000) Proceeds Engine Farming for developer fee credit.  Apparatus was transferred
Rye Canyon Area Balance $6,887,226 from temporary Fire Station 156.  The station was completed and
Santa Clarita Valley operational in 2011.

DEVELOPER FEE DETAILED FIRE STATION PLAN
UPDATE - SEPTEMBER 2019

Capital Project Costs

*The Fire District is financing costs that exceed the developer fee funds available within Area 2 - Santa Clarita Area of Benefit.  The Fire District will be reimbursed the costs it advanced, including 
interest and administrative charges, from Area 2 as revenues are collected, and from the City of Santa Clarita for the City's proportionate share of fire station facilities financing.



 
F.Y. 2019-20  

 Amt. Budgeted/ Station Size 
Facility Funding Source and Equipment Comments/Status

Fire Station 104 11,415 sq. ft. This station will replace temporary Fire Station 104.  The land
26901 Golden Valley Road Project cost est. 8,845,552       Engine was purchased by the Fire District in Dec. 2010.  The
  (at Soledad Canyon) Apparatus 832,127 $3,810,000 Hazardous Materials Task Force from Fire Station 150 may be
City of Santa Clarita 100% Commercial relocated to this facility upon completion.  The apparatus cost
 Total 9,677,679$     Paper Proceeds reflected is for the replacement engine that would be needed at 

Station 150 as a result.  Construction anticipates to be completed
in December 2019.

TARGET OCCUPANCY:   2022-23
F.Y. 2019-20

 Amt. Budgeted/ Station Size
Facility Funding Source & Equipment Comments/Status

Fire Station 33 Expansion Land -$               $0 The expansion of Fire Station 33 is neccessary to 
44947 Date Ave. Project cost est. TBD 1 Additional accommodate an additional engine company needed as a result 
Lancaster Apparatus 832,127 Engine Co. of the increased call volume experienced by Engine 33 due to

growth in the area.  Construction costs will be included once an
Total $832,127 estimate of the work to expand the station is completed.

LAND ACQUISITION ONLY:

F.Y. 2019-20
 Amt. Budgeted/

Facility Funding Source

Fire Station 138 Land 361,702$        $871,000 The City of Palmdale expressed interest in assisting with site acquisition.  The Fire
Avenue S and Tierra Subida Developer Fees District will pursue City participation, however, fire station development will not
Unincorporated Palmdale Area commence until significant development in the surrounding vicinity occurs.

Fire Station 195 Land 361,702$        $400,000 The City of Palmdale expressed interest in assisting with site acquisition.  In addition,
Pearblossom Hwy/47th St. E. Developer Fees there is a proposed development project within this location for which the Fire District
Unincorporated Palmdale Area may negotiate a station site.  Fire station development will not commence until
 significant development in the vicinity occurs.

Capital Project Costs Comments/Status

Early land acquisition will ensure that the future fire stations will be optimally placed when these areas develop in the future.  The progress of development in these areas will be monitored 

DEVELOPER FEE DETAILED FIRE STATION PLAN   
UPDATE - SEPTEMBER 2019

IN PROGRESS

Anticipated

TARGET OCCUPANCY:  2020-21

Capital Project Costs

Capital Project Costs

INITIATING PRIORITY YEAR:   2019-20

Anticipated

Anticipated



INITIATING PRIORITY YEAR:  2021-22
TARGET OCCUPANCY:  2024-25  
 

F.Y. 2019-20
 Amount Budgeted/ Station Size

Facility Funding Source and Equipment Comments/Status

Fire Station 174 Land 361,702$          $294,000 4,982 sq. ft. The Fire District is in the process of identifying potential sites to
Neenach Fire Station Project cost est. 4,061,376 Developer Fees Engine purchase or lease for a call fire station. 
Antelope Valley Apparatus -

Total 4,423,078$      
 

TARGET OCCUPANCY:  2025-26  

 F.Y. 2019-20 Station Size
Facility Amt. Budgeted and Equipment Comments/Status

Fire Station 142 Fire Station 8,845,552$       $0 10,000 sq. ft. The land was acquired by the Fire District in July 2010.  A 
Sierra Highway/Clanfield Helispot 500,000            Engine helispot is planned to be constructed at this station site.
Antelope Valley Apparatus 832,127
 Total $10,177,679

 
Anticipated

Capital Project Costs

Capital Project Costs

DEVELOPER FEE DETAILED FIRE STATION PLAN
UPDATE - SEPTEMBER 2019

Anticipated

INITIATING PRIORITY YEAR:  2022-23



INITIATING PRIORITY YEAR:   2023-24 and beyond
 Station Size  

Facility and Equipment Comments/Status

Fire Station 600 (previously FS100) Land -$               10,000 sq. ft. The developer, Pardee Homes, is to convey a station site to the
Valley Cyn. Road at Project cost est. 8,845,552 Engine Fire District for developer fee credits (Tract No. 48086)
 Spring Canyon Apparatus 832,127

Total  $9,677,679

Fire Station 175  Land -$                10,500 sq. ft. Negotiations are pending for the developer, Newhall Land and Farming,
Newhall Ranch  Project cost est. -                  Engine to construct this station for developer fee credits.  The fire station is to be
Santa Clarita Valley   Apparatus -                  Squad located in the Landmark Village area of the Newhall Ranch Specific Plan.

Total  -$                Newhall Land will also fund station apparatus.

Fire Station 179   Land -                 10,000 sq. ft. The developer is to provide a station site in the Lyons Ranch Project for
Lyons Ranch Project cost est. 8,845,552       Engine the developer fee credit.
Santa Clarita Valley   Apparatus 832,127

Total $9,677,679

Fire Station 109 Land 361,702$       10,000 sq. ft.
Fox Field - vicinity of 40th St. W Station Dev. Costs 8,845,552 Engine
and Avenue G Apparatus 832,127
City of Lancaster Total $10,039,381

Fire Station 113 Land -$              10,000 sq. ft. The developer is to provide a site within the Avanti South Project area to 
Avanti South Project Station Dev. Costs 8,845,552 Engine the Fire District for developer fee credits.
70th Street West and Ave. K-8 Apparatus 832,127
City of Lancaster Total $9,677,679

Fire Station 133 Land -$              10,000 sq. ft. Land to be provided in the Gate-King Industrial Park development by
Gate-King Ind. Park, s/o Hwy 126 Project cost est. 8,845,552 Engine the developer for developer fee credits.  Agreement with developer, City  
near Eternal Valley Mem. Park Apparatus 832,127 of Santa Clarita for the site executed 9/9/2019.
City of Santa Clarita Total $9,677,679

Fire Station 176 Land -$              11,500 sq. ft. Negotiations are pending for the developer, Newhall Land and 
Newhall Ranch Project cost est. -               Engine Farming, to construct and equip this station within the Potrero Valley 
Santa Clarita Valley Apparatus -               Quint project area of the Newhall Ranch Specific Plan for developer fee credits.

Total -$               

Fire Station 177 Land -$              11,500 sq. ft. Negotiations are pending for the developer, Newhall Land and 
Newhall Ranch Project cost est. -               Engine Farming, to construct and equip this station within the Mission Village 
Santa Clarita Valley Apparatus -               Quint project area of the Newhall Ranch Specific Plan for developer fee credits.

Total -$               

Capital Project Costs
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Anticipated



INITIATING PRIORITY YEAR:   2023-24 and beyond

DEVELOPER FEE DETAILED FIRE STATION PLAN
UPDATE - SEPTEMBER 2019

 

Fire Station 178 Land -$              10,500 sq. ft. Negotiations are pending for the developer, Newhall Land and
 (formerly FS 137) Project cost est. -               Engine Farming, to construct and equip this station in Newhall Land's Legacy 
Stevenson Ranch, Phase V Apparatus -               Village development project area for developer fee credits.
Santa Clarita Valley Total -$               

East Calabasas area between Land 1,306,745$    10,000 sq. ft. Development in this area is limited at this time and  construction
Stations 68 and 69 Project cost est. 8,796,005 Engine will not commence until substantial development occurs.
 Apparatus 832,127  

Total $10,934,877

Centennial Fire Station 1 Land -$              13,000 sq. ft. Developer to enter into a Development Impact Mitigation Agreement with
Centennial Project Project cost est. -               Engine the Fire District to construct and equip up to four fire stations, as 
Gorman Apparatus -               determined by the Fire District, to serve the Centennial Development

Total -$               Project.

Centennial Fire Station 2 Land -$              10,000 sq. ft. Developer to enter into a Development Impact Mitigation Agreement with
Centennial Project Project cost est. -               Engine the Fire District to construct and equip up to four fire stations, as 
Gorman Apparatus -               determined by the Fire District, to serve the Centennial Development

Total -$               Project.

Centennial Fire Station 3 Land -$              10,000 sq. ft. Developer to enter into a Development Impact Mitigation Agreement with
Centennial Project Project cost est. -               Engine the Fire District to construct and equip up to four fire stations, as 
Gorman Apparatus -               determined by the Fire District, to serve the Centennial Development

Total $0 Project.

Centennial Fire Station 4 Land -$              10,000 sq. ft. Developer to enter into a Development Impact Mitigation Agreement with
Centennial Project Project cost est. -               Engine the Fire District to construct and equip up to four fire stations, as 
Gorman Apparatus -               determined by the Fire District, to serve the Centennial Development

Total $0 Project.

Fire Station 139 Land -$              10,000 sq. ft. Per the developer agreement for the Anaverde/City Ranch Project, the
Anaverde/City Ranch Project cost est. -               Engine developer is required to provide land and construct a permanent fire
Palmdale Apparatus 832,127 station to be conveyed to the Fire District. 

Total 832,127$       

Fire Station 190 Land -$              10,000 sq. ft. Under a 1992 developer agreement for the Ritter Ranch Project, the
Ritter Ranch Project cost est. -               Engine developer is required to provide land and construct a permanent fire
Palmdale Apparatus 832,127 station to be conveyed to the Fire District.  

Total $832,127

Tesoro Helispot Land -$              The Fire District has requested that a helispot be provided within the
Project cost est. 500,000 Tesoro Del Valle Development Project (VTTM 51644).

Total 500,000$       
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ATTACHMENT B

Developer Fee Developer Fee Developer Fee
Area of Benefit 1 Area of Benefit 2 Area of Benefit 3

LACoFD - 50201 DA 7 LACoFD - 50202 DA 8 LACoFD - 50203 DA 9
Santa Monica Mtns. (a) Santa Clarita Valley (b) Antelope Valley (c)

Fiscal Year 2018-19 Beginning Balance $3,526,034.74 $7,640,545.31 $26,336,348.00

Total Developer Fee Revenue Collected (d) 294,463.36 1,232,557.93 802,051.68
Interest Earned 56,752.55 100,093.42 422,823.03
Fund Expenditures (579.58)  (2,507,579.58) (579.59)
NSF Checks - - -
Refunds -                              (1,006.91) -                            

Fiscal Year 2019-20 Beginning Balance $3,876,671.07 (e) $6,464,610.17 (f) $27,560,643.12 (g)

    

(a) Includes all of the unincorporated areas within Area of Benefit 1 and the cities of Calabasas and Malibu.  
(b) Includes all of the unincorporated areas within Area of Benefit 2 and the City of Santa Clarita. 
(c) Includes all of the unincorporated areas within Area of Benefit 3 and the City of Lancaster. 
(d) The developer fee rates during FY 2018-19 were as follows:
   Area 1 = 0.9705
  Area 2 = 1.2357

 Area 3 = 0.9180
(e) Funds to be used to develop a fire station in the East Calabasas area when substantial development begins to occur in the area.
(f)  Funds to be used to fund the construction of permanent Fire Station 104 and to reimburse the Fire District for the costs incurred in the development
      and financing of fire stations 128, 132, 143, 150, and 156.
(g)  Funds to be used for land acquisition for Fire Stations 138 and 195 in the unincorporated Palmdale area.
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ATTACHMENT C

 Proportionate    Proportionate    Proportionate
Developer Fee Calculated Fire Station Cost Calculated Fire Station Cost Calculated Fire Station Cost

Cost Component Cost Share Applied Cost Share Applied Cost Share Applied

Average Land Cost $1,306,800 100.00% 1,306,800$  $1,468,843 100.00% 1,468,843     $361,548 100.00% 361,548      

Station Development Costs $8,796,000 100.00% 8,796,000   $8,845,552 100.00% 8,845,552     $9,108,258 100.00% 9,108,258   
 

Financing Costs n/a - - $15,625,228 20.00% 3,125,046     n/a - -

Engine Cost $721,485 100.00% 721,485      $832,127 100.00% 832,127        $721,485 100.00% 721,485      

Quint Cost $1,473,293 20.95% 308,655      $1,626,367 20.95% 340,724        $1,473,293 20.95% 308,655      

Squad Cost $247,732 32.80% 81,256        $277,145 32.80% 90,904          $247,732 32.80% 81,256        
 

 Total Cost Per Station 11,214,196$ Total Cost Per Station 14,703,195$  Total Cost Per Station 10,581,202$
Administrative Costs 75,790 Administrative Costs 223,600 Administrative Costs 98,189

Total Area 1 Costs 11,289,986$ Total Area 2 Costs 14,926,795$  Total Area 3 Costs 10,679,391

Total Square Feet of Total Square Feet of Total Square Feet of
 Development per Station 11,633,307 Development per Station 11,633,307 Development per Station 11,633,307

Developer Fee Amount Developer Fee Amount Developer Fee Amount
      Per Square Foot 0.9705$            Per Square Foot 1.2831$             Per Square Foot 0.9180$       

Note:  The calculated costs for the apparatus listed above (Engine, Quint, Squad) are inclusive of the base unit purchase price plus all outfitting, equipment, and communications costs.
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DEVELOPER FEE FOR THE BENEFIT OF THE CONSOLIDATED FIRE
PROTECTION DISTRICT OF LOS ANGELES COUNTY

2019 DEVELOPER FEE UPDATE
FEE CALCULATION SUMMARY

AREA OF BENEFIT 1 - AREA OF BENEFIT 2 - AREA OF BENEFIT 3 - 

CITY OF CALABASAS
ANTELOPE VALLEYMALIBU/SANTA MONICA MTNS., SANTA CLARITA VALLEY
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